Natal : a study in colonial land settlement. by Christopher, Anthony John.
NAT A L: 
A STU D YIN COL 0 N I A L 
LAND SETTLEMENT 
A. J. Christopher 
B.A.(London), M.A.(Natal), A.K.C. 
Submitted in partial fulfilment of the requirements 
for the degree of Doctor of Philosophy in the Faculty of Arts, 
, Department of Geography, University of Natal, 1969. 
\ ' 
i 
LIST OF 'CONTENTS 
List of Contents i 
Preface vii 
Acknowledgements xvi 
List of Tables xvii 
List of Figures xxH 
Chapter 1. The general background to Colonization. 1 
Chapter 11. The Physical and Economic background to the 
Colonization of Natal. 14 
2.1. Introduction 14 
2.2 The Physical Setting. 14 
2.2.1. Introduction. 14 
2.2.2. Relief. 15 
2.2.3. Climate. 18 
2.2.4. Vegetation. 20 
2.2.5. The Environmental Divisions of Natal. 22 
2.3. The Agricultural and Economic Development of Natal. 28 
2.3.1. The Economic Background. 28 
2.3.2. Livestock Farming. 30 
2.3.3. Crop Farming. 33 














Early English Settlement. 
The Republic of Natalia. 
The Establishment of the Republic. 
Land Policy of the Republic. 
Cape Land Ownership System. 
" Republic of ' Natalia Land Administration. 
The End of the Republic of Natalia. 
The British Settlement of the Land Question 
1842-1849. 
Introduction. 
The Cloete Commission. 














































Dissatisfaction with the Land Settlement. 
The Land Commission 1848-49. 
The Distribution of Voortrekker Grants. 
Farm Boundaries of the Voortrekker Grants. 
Imperial Land Policy. 
The Basic Concept. 
Bntish Land Policy in the Cape Colony and Natal. 
Immigration Schemes in Natal 1847-1851. 
Freehold Sales 1847-1860. 
1856 Military Grants. 
1857 Quit Rent Grants. 
· 1858 Return to Land Sales. 
Prohlems of Land Sales. 
Land Policy in Other Parts of South Africa. 
Introduction. 
The Land Regulations of the Cape of Good Hope. 
The Land Regulations of the Transvaal. 
, 
The Land Regulations of the Orange Free State. 
1868-69 Credit Facilities, 8 . New Approach by the 
Government. 
1875 Renewed Government Interest in Colonization. 
Government planning. 
The Wilgefontein Settlement. 
The Marburg and other settlements 1880-1883. 
1880 An Extention of Credit Facilities and the 
Introduction of Leaseholds. 
1889 Further Extention of Credit Facilities. 
Further Syste~atic Colonization Schemes 1885-1896. 
Weenen Settlement Scheme. 
Other Settlement Schemes 1896. 
Summary of Sales 1881-1900. 
Twentieth Century Development of Land Legislation. 



































































The Changing Pattern of Land Ownership •. 
Introduction 
The Situation in 1860. 
. Introduction. 





The Settlement Schemes. 
The remainder of the County. 
Victoria County. 
Introduction, 
The Settlement Schemes. 






The Situation in 1870. 
Introduction. 








Non··European Owned Lands. 




































4.4. The Situation in 1880. 218 
4.4.1. Introduction. 218 
4.4.2. Klip River County. 220 
4.4.3. Weenen County 225 
4.4.4. Umvoti County. 226 
4.4.5. Pietermaritzburg County. 228 
4.4.6 Victoria County. 236 
4.4.7. Durban County. 240 
4.4.8. Alexandra County. 242 
4.4.9. Alfred County. 244 
4.4.16. Non .. European and Church Lands~ 244 
4.4.11. Speculators' and land companies land. 246 
4.4.12. Land Values. 246 
4.5. The Situation in 1890. 248 
4.5.lo Introduction. 248 
4.5.2. K1ip River County. 250 
4.5.3. Weenen County. 253 
4.5.4. Umvoti County. 257 
4.5.5. Pietermaritzburg County. 259 
4.5.6. Victoria County. 266 
4.5.7. Durban County. 269 
4.5.8. Alexandra County. 273 
4.5.9. Alfred County. 274 
4.5.10. Church and Non-European Lands. 275 
4.5.11. Speculators and land companies lands. 277 
4.5.12. Land values. 278 
4.6. The Situation in 1900. 280 
4.6.1. Introduction. 280 
4.6.2. Klip River County. 282 
4.6.3. Weenen County.' 285 
4.6.4. Umvoti County. 287 
4.6.5. Pietermaritzburg County. 288 






































Church and Non-European Lands. 
Speculators and Land Companies. 
Land Values. 
The Situation in 1910. 
Introduction. 








Church and Non-European Lands. 
Speculators and Land Companies. 
Land Values. 
Trends in Land Settlement in Natal before Union. 
Introduction. 
The Extent of Alienated Land. 
The Size of Holdings. 
Class of Ownership. 
Land Values. 
The Northern Districts of Natal. 
Introduction. 
History of Utrecht and Wakkerstroom. 
, 
• Foundatidln of the New.Republic, 
I 
Incorporation into Natal. 
Land Grants in Wakkerstroom and Utrecht. 



































Appendix II. The Natal Land and Colonization Comp6ny~ 373 





























The study of land settlement is one which is very broad in scope, 
covering a wide variety of topics and is subject to several approaches. 
There is, too, a certain fascination in the study of the major European 
colonization movements of the n~neteenth century. A constant flow of 
historical works and romantic accounts of the opening up of the United 
States has been a feature of the literature of over half a century. 
has, however, been comparatively little work upon the real results of 
There 
colonization. Until recently little regard was shown for the process of 
settlement and the impact of the settlers upon the landscape. The initial 
settlement of many of the 'new' lands colonized itl. the nineteenth century 
has frequently left an impression which is clearly discernible today. 
Hence the study of settlement falls not only into the traditional field 
of historical geography but also into the developing field of cultural 
geography. 
The purpose of this study is to provide a picture of land ownership 
in the Colony of Natal, as the foundation of the rural landscape. It is 
therefore necessary to establish the true state of affairs by a systematic 
study of the origina of ownership, and by tracing the chain of ownership of 
each plot of land in rural Natal. The problem is first and foremost to 
find an answer to : the question: "Why was the land of Natal allocated in 
the way it was?" As this includes a study of the factors involved in the 
land settlement of colonial Natal, the range of interests is wide. From this 
question it is necessary to answee the further query of '~ow did the pattern 
of settlement develop?" Inevitably, the original concept of the ' function 
of the settlement changed and with it the units into which the land was 
divided. 
The investigation clearly falls within the field of historical 
geographYJand as such, several approaches are possible. In a review of 
the studies of European colonizations of the new areas of the world, it is 
immediately apparent that the number of approaches is equal to the number 
of studies. It would appear that there is still a considerable way to go 
before a framework for the study of colonization can be drawn up ~ History 
viii 
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had the advantage of Turner's thesis of the Frontier which was applied 
to the colonizations by Europeans of new areas. Geography has lll)t produced 
a similar all embracing approach, partly because there has so far been 
comparatively little investigation of the topic by geographers. 
In dealing with the subject certainmlient features are pr~sent in 
all studies. They include the study of Government land policy, th9 
evaluation of the environment, the spread of settlement and the extension 
of economic activities. Although some studies are designed specifically 
to deal with one of the aspects outlined, most have to consider the other 
aspects as well. Some investigations are to a large extent dependent upon 
the material which is av.~ilable for the approach. In this respect Natal 
is probably not as well documented as many other areas of European settle~ 
ment, vlhich were contemparary with it. The search for a conceptual 
framework was unrewarding as a result. Certain elements were common to all 
studies of contemporary settlement and it is the elements such as official 
land policy, the colonists, and the colonists' perception of the environ-
ment wht~h recur. 
The present trend in geographical research is towards an increasing 
use of models. The models presented in a work such as Chorley and Haggett's 
2 
Models in Geography on rural landscapes are not applicable to conditions 
in Natal. Models assume that there is some reasonable zoning in the first 
place and that some order can he discerned. The condition of colonial 
Natal W$ such that many basic economic principles were ignored. The 
dominance of social factors such as land and inheritance laws resulted in 
patterns which bore little resemblance to theories relating to rural 
settlement. Statistical analYSis of farm size and distance from the major 
cities for example proved indecisive and consequently the limitations of the 
approach had to be recognised. It is significant that studies of land 
settlement in other parts of the world have similarly found that the use 
of theoretical models has little tv offer the study of the initial formative 
years of the settlement. It would appear that more research into the 
actual state of affai.rs is necessary before meaningful theoretical work can 
be undertaken. 
The first approach, that of the reconstruction of a paat geography 
ix 
or series of geographies, in the tradition of historical geography, was 
considered. The method adopted in Darbyfs classic work The Historical 
Geography of England before 1800 has much to recommend it for established 
areas, but the approach is not so satisfactory for areas experiencing 
change. It would appear to be of limited value to study one year. in 
isolation, but a series of years provided a solution to the problem of 
&aluating the changes which occurred. 
The disadvantage of the method in a thesis is the volume of material 
which must be presented in the cross sections. The cross-sections are 
normally best summarised. However in a thets the . volume of material must 
be systematised as carefully as possible. Consequently the approach of 
rigidly adhering to the counties in Natal has been maintained with summaries 
to trace significant trends. The resulting Chapter is long and needs to 
be read with the problem of presentation in mind. Perry in his work'on 
the early settlement of New South Wales 4 adopted the approach of dealing 
with the development of each district in turn. It was felt that this 
approach would tend to obscure major trends within Natal as a whole, and so 
was not adopted. 
The study of colonization from a social viewpoint is one which has 
achieved considerable development. Turner's frontier thesis was mainly 
concerned with the social aspects of the development of the pioneer zones. 
The evolution of a distinctive civilization at the frontier has inevitably 
appeared attractive, and in the main it is historians who have pursued this 
5 approach. Harris in his study of the seigneurial system in early Canada 
traced the development of colonization in Quebec in the period of French 
rule. He attempted to show geographically the infiuence of a particular 
social system upon the progress of colonization and the development of the 
landscape. As in the case of Natal, ideas preconceived in Europe broke 
down in the realities of the colonial environment. It could therefore 
be viewed as a study in perceptio~ of the environment. 
The study of the concepts of the environment are also vital for our 
understanding of the settlement processes. Heathcote, in his study of 
. 6 
the evaluation of the interior plains of New South Wales and Queensland , 







ment of rural Natal or any other such region, an investigation into the 
evaluation of the physical environment is necessary. The ideas held by 
the settlers were often of greater importance than the environment itself. 
In this way it is dangerous to consider the present view of the environment, 
objective as it may be, as men had preconceived ideas, which were.only 
changed with growing familiarity with the environment. 
Colonization was usually allied with an economic advance. Most 
colonies were source regions for commodities required by the industrialised 
world. Colonization was thus in part a response to increased demands,for 
the commodities. Some authors have studied the influence of the extension 
of the production of particular commo1ities. Thus Meinig has examined 
7 the wheat frontier of South Australia , and several other studies have 
regarded similar advances around the world. In Natal two commodities, 
wool and sugar, developed during the colonial period to provide a livelihood 
for the colonists. 8 These developments have been studied by Sellars and 
9 
Osborn . respectively from purely historical viewpoints. "They tended to 
ignore the spatial aspects, which are among the distinguishing features of 
historical geography. 
Interest in the actual layout of the land and its division amongst 
the various settlers and their successors is a subject which has excited 
increasing geographical interest. Clark's study of the effects of 
colonization of the South Island of New Zealand lO aroused interest in the 
subject, and Pattison in his study of the origins of the American rectangular 
11 
land survey system opened a new approach to geographical enquiry. More 
12 recently Thrower's work on original survey and land subdivision has drawn 
attention to the vast differences which exist in the 1andscapeas a result 
of different methods of alienating land. The imprint of the original 
cadastral survey divisions upon'the landscape has been commented upon in 
several parts of the Unites States, but comparatively little at~ention has 
been paid to the topic outside North America. 
No study has been made of the alienation of land in Natal. Several 
statements have appeared in. general works and theses~ but some of these are 
erroneous, largely as a result of the considerable controversy which raged 
over land policy in the early years of the Colony's existence, and the 
xl 
inaccuracy of the land records. 
The la?d policy and settlement of colonial Natal has left a visible 





imprint upon the landscape of today. 
13 
geography' which Hartshorne considers to be outside the scope of geographica~ 
~: 
study. The imprint has been such as to change the appearsQce of the 
landscape to a considerable extent. Change is therefore part of the 
, essence of research in historical geography, as has been pointed out by 
14 15 
Clark in American Geography, Inventory and Prospect Ackerman dates 
the dominance of cultural changes in the landscape from the beginning of 
the nineteenth century as a result of demographic movements. Certainly 
this is true of Natal. 
It was the original intention that the study should be complete and 
bring the development of land settlement in Natal up to date. However the 
nature of the material and the difficulty of extracting the relevant infor-
mation made a reconsideration of the position necessary. Reference should 
be made to Appendix III which explains the difficulties encountered. The 
year 1910 was taken as the limit to which the study should be brought. In 
1910 the Union of South Africa was formed and the Colony of Natal ceased to 
control its own Lands Department. Politically the pre-19l0 period was a 
distinct period. Furthermore, the basic fan pattern had been laid out by 
1910 and so initial settlement was complete, except in Zululand. It was 
decided that the study should deal only with the colonial period. The 
decision was taken with regret. 
Chapter I states the context within which the study must be viewed. 
Colonization projects have been studied in other parts of the world and 
parallels can be drawn. No settlement scheme was undertaken in isolation. 
A study of the newspapers of the period emphasises the fact that the 
inhabitants of Natal were very much aware of the progress of their 
contemporaries in other parts of'pioneer settlement. 
Chapter II outlines the physical and economic background to 
colonization of Natal. The purpose of the chapter is first, to provide a 
brief outline of the principal physical factors which had a bearing on the 
settlement of the Colony. The pioneers' opinions of the environment 
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Secondly the chapter outlines the economic cycles and progress of agriculture I ' 
up to 1910. Unfortunately, the available statistics preclude any direct 
correlations between farm size and livestock numbers or population 
distribution. 
Against the background of the first two chapters, Chapter III.examines 
the legislation and regulations governing the disposal of land in Natal. 
Crown land policy more than any other factor influenced the pattern of land 
ownership in Natal. 1he vicissitudes of this policy form an essential 
part of the study of official, and at times private, opinion as to the 
value of the land and the progress of settlement. 
Chapter IV then examines the actual pattern of land ownership in 1860 
and at dece ',nial irttervals thereafter up to and including 1910 .. 
The years were selected as cross sections representative of the development 
patterns ci.. the colonial era. The influence of land policy, economic and 
physical factors and the individual decisions of the colonists can be 
traced and the resulting land ownership pattern analysed. In effect the 
chapter represents six reconstructions of the histo~ical geography of rural 
Natal. The years were chosen at regular intervals so that trends might be 
discernible and because before the study was begun there was a lack of 
accurate knowledge as to what the significant developments might be. This 
is partly as a result of the confusion in historical literature, and some 
misconceptions arising from the keeping of official records. 
In conclusion, an attempt has been made to examine more closely the 
aims of colonization and to evaluate the experiemce of Natal. The farm 
pattern is an essential part of the rural landscape to which little attention 
has been given in South African studies, although increasing interest is 
being shown in the United States. The effects of this pattern are outlined 
and a few pointers to the present situation are illustrated. 
A few explanatory definitions are necessary at th~ beginning l of the 
study: The Europeans are those persons who either came or whose ancestors 
came from Europe. In Natal this meant primarily from the Netherlands, the 
United Kingdom and Germany. This group is now referred to as the Whites 
in the Republic of South Africa, but the old term in use in the colonial 
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of mixed European and other blood, usually kno~m as the Coloureds, were 
included as Europeans with a few exceptions. 
The inhabitants of Natal, whom the Europeans found l:I.ving there were 
mainly members of the Zulu Nation, which had been formed from a number of 
tribes in the early nineteenth century, In official parlance th~y were 
rcfened to as Natives. Modern terminology describes them as Bantu, but 
again the more general uill'lIteenth century term has been retained. 
The immigrants from India constitute a separate racial group, divided 
by class. Indentured labourers were referred to officially as Coolies, 
but the term Indian has been used to refer to the labourers as well as to 
the free Indians who paid their passage to Natal. 
The terminology relating to land settlement in the nineteenth century 
has been retained throughout the study. 
Wfthin the Colony of Natal the standard units of measurement were 
those of Great Britain. They include the land measure based on the acre. 
However, the Cape Dutch measure of the morgen was used by the Trekkers in 
Natal and it was used in all other parts of South Africa. The morgen 
is equiv.alent to 2.11654 acres. Thus 3000 morgen is equal to 6350 acres. 
All areas quoted in the thesis are in acres unless otherwise stated. The 
currency in use was the Pound Sterling. Although this was converted on 
decima1isation in 1961 into two Rand, its actual value in the colonial 
period is more difficult to compute. The gold value of the Pound is 
approximately five Rand but no direct conversions ~re possible. The 
Cape Rixdo1lar was in use in Natal in the 1830's and 1840's but fts use 
ceased soon after the British annexation. The Rixdollar was worth ls. 6d. 
The statistics are based on the county system -in Natal. The Natal 
authorities adopted the English system of counties, which have since been 
divided into magis~erial districts. However, land administration had 
retained the old county system. W&hin the original Colony, seven counties 
were delineated and in 1865 the area annexed South of the Umzimkulu River 
was added as an eighth (Fig. 1.) Reference to the counties is made through 
out the work, unless otherwise stated. The eight counties shown in Fig. 1 
represent the colony of Natal referred to in this study. 
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A Note on Sources of InJ.ormation ' 
The chief sources of information for t~."lis work are to be found in 
the Deeds Office and Surveyor-Generals s Of~:i.ce :Ln Pietermaritzburg. 
Unless otherwise stated, the m!lterial in ChaptHl"'s III and IV, the Con-
elusion and Appendices I and II h'ls been taken from these offices. The 
production of maps and atatistical tables 19 the outcome of systematic 
study in the offices concerned of the Su".Cveyor-General's Office grant 
diagrams and the).r subd:Lvisions and of the Deeds Office records of land 
ownersh:!.p. Conse'1uently no specific t'8ference is possible to individual 
sources in respect of f:Lgures on farm size, the amount of land owned by 
individuals, and so on. 
A sunnnary 0:(' the method of study employed may permit appreciation 
of the sources of the maps and tables ;:~' om which the greater part of the 
thesis stems. The staees involved are as fol10ws: 
1. Examination of the Surveyor Gener~l's survey files to ascertain 
the location and extent of individual farms and the subdivisions 
of each. 
2. Plotting the relevant boundaries and names on a base map at a 
scale of 1:63360 to produce a cadastral map for the years 
1860, 1870, 1880, 1890, 1900 and 1910. 
3. Searching through t:le Deeds Office f:iles on land ownership to 
ascertatn the owner of each parcel of land in each of the six 
years referred to above. 
4. The computation of total areas belonging to each land owner 
and the compilat:ton of lists of holdings by ownership and 
size groups for each of the six years. 
In this way the maps and tgb1es have been derived from a close analysis of 
primary sources. Generally, contemporary official reports and other 
secondary sources have been found to be both inaccurate and contradicto;:y 
and therefore have been discarded. Those which have been used have baen 
acknowledged in the ext. 
Infonnation on land prices 't'18S obtai ned by examination of the Deed 
of Transfer in respect o~ each trans get ion in the six yegrs studied and 
~ 
by comput:ing tables of land values from the figures so Obtained. 
Further infonnat:i.o:l on the source of :i.nform.9.tion relevant to indiv~.-
dual tables and figures is givendter the respective contents lists. 
Appendix III (pp. 383-407) provides a more detailed discussion on 'The 
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CHAPTER I 
THE GENERAL BACKGROUND TO COLONIZATION 
The settlement of Natal by Europeans forms a part of the vast 
territorial expansion of the peoples of Europe. In a matter of 300 years 
considerable areas of southern Africa, North America, South America, 
Siberia Australia and New Zealand were settled by European peoples; and . , 
most of this was accomplished in a period of less than 100 years, when the 
effects of the Industrial Revolution in Europe began to make themselves 
felt. Great Britain, in particular, required foodstuffs to an increasing 
extent from the 1840's; while British manpower, capital ind technology 
enabled the exploitation of many of these lands. In an era of free trade, 
it made little difference whether the lands were independent, such as the 
United States or Argentina, or colonies such as the Cape of Good Hope or 
New South Wales. Until 1840 little was done to acquire new colonies of 
settlement, due largely to the memory of the American revclution; but 
after that date emigration was actively encouraged. Natal was annexed 
at a time when emigra~ion was under consideration; and although it was 
at first not viewed as a possible colony of settlement, it did ultimately 
become one. To a large extent the settlement of Natal has been bound 
up with that of South Africa as a whole, and trends in the rest of the 
sub-continent have had their impact on the Province. South Africa was 
predominantly a pastoral country but the British administration in Natal 
introduced the idea of close agricultural settlement. The conflict 
between the two approaches continued throughout the colonial period. 
In Natal, however, conditions were more complicated than in most 
other areas of contemporary settlement as there was a substantial non-
European population already living in the Colony. In the United States 
and Canada the number of I'ndians was small. In the United States they 
' were driven back towards the arid West by means of war and treaty, and 
, 1 
. their numbers were reduced b~ disease. The pressure of the Indians 
r, 
.' checked settlement at times, but it was eventually possible to occupy 
',their lands. In Argentina the Indians were again a problem affecting 
' the whole development of the country; until in 1879 war led to the 
' virtual extermination of the Indian population; allowing thei~ lands to 
, 2 
, be occupied by European settlers. In Australia the number of Aborigines 
:/ was even smaller and as a result the land could be thought to be uninhabited. 3 
!It was only in New Zealand that a large body of colonists met a large group 
fbf non-Europeans who were recognized to have entrenched rights to land 
in the North Island.~ As a result the initial colonization took place 
in the South Island and the process of adjustment became comparatively 
easy 30 the settlers soon outnumbered the Haoris. In Natal the land, 
to the first settlers, appeared to be empty, but large numbers of non-
Europeans migrated into the ares, and came out of hiding after the wars, 
with the result that Natal has had, and still does have, a substantial 
Bantu majority.. Much of the Government's desire for colonists stemmed 
from the need of the emigrants for security. Understandably few 
intending emigrants from Europe wished to be used as a "buffer-zone" 
settler between Black and White, as the 1820 Settlers at the Cape had 
been.5 The memory of the hardships of the 1820 Settlers was still 
sufficiently close to have an influence upon Natal in the 1840's and 
1850's. 
The colonization of Natal began under the administration of a 
Voortrekker Republic in the period 1838-1845 and it is in this period 
that the basic outlines of the settlement pattern were worked out ensuring 
that an American or British colonial rectangular grid system could never 
be introduced into the country. Farms of a set size (6000 acres) were 
laid out, without survey, in the best agricultural regions of Natal. 
They were not contiguous and doubts remained about the intervening areas. 
The British administration tried to regularise this ch30tic situation 
and introduce settlers, but the Colony was faced with the problem more 
or less from the beginning of its existence, that there was a lack of 
first class land available to new settlers. In New Zealand the wild 
speculation in large grants of land immediately prior to the annexation 
in 1840 had, in the majority of cases, been disallowed, so that colonists 
were attracted by promises of good land. This was not so in Natal. 
None of the concessions which the Natal authorities could make by 
offering land at low rentals, or ,selling it on extended credit, really 
made up for this lack of land from the 1850's onwards, nor could the 
Colony offer better terms and prospects than those which were available 
in the United States or in the Australasian Colonies. Thus Natal 
suffered from a lack of settlers, at a time when vast numbers were 
emigrating to North America and Australia. 
The basic pattern of the farms claimed during the Republican regime 
and subsequently recognised by the British authorities was such as to 
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make the regular distribution of the remaining Crown Lands impossible. 
Irregular boundaries were surveyed and little attempt was made to keep 
them in a compact block. Farms were granted in every part of the 
Colony so that for Natal the idea of a 'frontier' is untenable on the 
basis of an advance of settlement.A The Voortrekkers moved acrqss the 
land too rapidly, and their groups brought an essentially pastoral con-
cept to the allocation of land. It is here that the great difference 
and the contrast with Australia and the United States lies. In the 
Australasian colonies and in North America pastoral activities took 
place beyond the area of freehold land grants on a series of leases, 
which were without any long term security of title. In Natal security 
of title was given to the pastoralists. Thus while the agricultural 
frontier moved into the pastoralist's lands in a colony such as South 
Australia or in the central United States, the pastoralists' rights 
were extinguished and the new areas were laid out for arable farming, 
in Natal the pastoralist obtained title to the land. Thus the pastoral-
iats' land units remained and either the pastoralist himself changed to 
agriculture, or he sold his farm to farmers; or, as frequently happened, 
he was unaffected by economic pressures upon his land and remained a 
cattle or sheep farmer in lands which in another colony would have been 
ploughed. 
The initial farms laid out in the period 1838-1848 were large with 
grants of over 8000 acres allowed. Grants following this period were 
smaller. A maximum of 2000 acres was instituted in 1880 with only 
rare exceptions. Farm sizes went to the other extreme in the period 
1849-1854. Lllnd was regarded as a means of attracting settlers and 
introducing a close agricultural settlement as opposed to a scattered 
pastoral settlement. Large numbers of colonists were introduced to 
Natal with the promise of plots of 20 to 100 acres. Such plots 
~he idea of a moving frontier WllS put forward by Turner6in his essay 'The Significance of the Frontier in American History'. 'The Frontier' 
has been generally accepted in modified forms for many parts of the world. 
In the United States and Australia interesting comparisons have been made 
on this topic, while the expansion of the Cape Colony and the successive · 
treks in the nineteenth century may be regarded as following this pattern. 
Neuma,ck has showed the application of the concept to the Cape of Good 
Hope. The idea of an advance has been implicit in many works and 
studies dealing with areas which have experienced colonization in the 
last 200 yea.rs. 
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proved to be completely uneconom~cal and most of the smaller ones were 
soon abandoned. It was only with the introduction of more specialised 
farming, mainly of tropical crops on the coast, that a new pattern of 
farm size emerged, being generally far smaller than the original grants. 
The influence of the land speculator was clearly at work in the 
Colony from 1842 onwards. L!1rge tracts of land fell into the hands of 
persons and companies who hoped that their investments would in time 
increase in value to enable them to make a substantial profit. They 
were able to purchase good land, and in the 1870's they possessed more 
good agricultural land than the Crown itself. The presence of large 
tracts of cheap land at below the Governmerlt's minimum upset price 
undoubtedly had a depressing effect upon the Government's financial 
position and this in turn prevented it from pursuing an active immigra-
tion policy at a time when other parts of the world were gaining vast 
numbers of settlers. As a result considerable areas of nominally 
European owned farms were in fact occupied by non-European squatters, 
a subject which excited much comment throughout the nineteenth and early 
twentieth centuries. Some of the speculators took active steps to 
improve the value of their land by careful management I.md the introduction 
of tenants or managers to work the lands. However, no really reliable 
figures can be produced of just how much improvement did in fact take 
place.. The Government introduced measures against absentee landlords 
culminating in the legislation of 1908 which heavily penalised persons 
who did not use their land in some way or other. 
Increasing interest is being shown in the visible forms of the 
settlement pattern produced by the late-eighteenth and nineteenth-century 
settlers and by the Government agencies who laid out the land to receive 
the settlers. Interest has centred mainly on the United States and 
, 
Australia. The United 'States in the nineteenth century witnessed one 
of the greatest migrations in history accompanied by an equally 
remark~ble parcelling out of land into farms. The imprint of the 
original survey and the Government's regulationx in dealing with the 
land settlement are very clear, 8S may be seen from works by ThrowerS 
and Heinig9 on Ohio and South Australia whilst a study of any topo-
graphic map of the settled areas reveals the influence. Government 
-5-
policy particularly in the British colonies underwent many vicissitudes 
as may be witnessed in Natal. The Australian Colonies ns the major 
colonial reception e~ea for settlers probably changed their ideas most 
frequently where land and local politics became inseparable. Roberts' 
pioneering studylO on Land Regulations has stood on its own for many 
years as an attempt to collate the many trends which went into Government 
policy. The rural land problems of many areas of settlement are due to 
the various approaches to the initial task of dividing the land and 
allocating it for use, and Natal was no different. Natal, unlike the 
United States or New Zea1and~ never had the problem of the extinction 
, . . 
of native rights either thtough treaty or purchase; although the pro. 
portion of non-Europeans was always far greater in Natal than elsewhere. 
This undoubtedly made the settlement of Natal very different from that 
of the United States or other colonies. Natal did not require the poor 
or the destitute as the other colonies or states did because they lacked 
labour, and it always tried to introduce people with some capital. 
Typi.cal of this was the mass of literature issued by the Government and 
various land companies to attract immigrants, which gave budgets of 
people who had emigrated and suggested the amount of capital immigrants 
might require. Natal, unlike many other colonies, needed people with 
capital. A fairly typical budget was published by the Natal Land and 
11 
Colonization Company in 1865 which suggested the following expenditure: 
"A solid house plastered inside and out cost £30. O. O. 
20 oxen cost 80. O. O. 
50 cows cost 150. O. O. 
200 ewes cost lS=>. O. O. 
Seed for crops cost 30. O. O. 
Pigs and poultry cost 10. O. O. 
A wagon and some small expenditure for provisions cost 50. O. O. 
£500. O. O. 
To this figure it was added that the purchase of 1000 acres of Company 
land would cost another £500. O. O. and good cleared land would not be 
obtainable for less. Thus a total of £1,000 was required to establish 
a farmer in Natal with sufficient resources to make a success of his 
farming. Similar budgets were produced for other Colonies and for 
the United States and the various South American settlement schemes, 
and these showed that some capital was necessary for emigrants, unless 
labourers or industrial workers were required. 
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The two main aspects in Land Settlement were basically public' 
opinion with regard to the land, and the Government's appraisal. It 
was rare for these two to coincide, particularly in the middle of the 
last century. Land appraisal was most divergent in South Africa where 
the history of Vlnd sett 1ement in the period 1820 to 1880 is one of 
apparent Imperial Government meanness, and public demand for mo~e. The 
appearance of Natal, as with the western United States or central 
Australia, varied according to the interests of the writer. \ 'Heathcote's 
study of land appraisal in the Warrego territory on the New South Wa1es-
12 Queensland border is such an example of the study of changing attitudes. 
Similarly in Natal ideas changed. The Colony began its history with a 
basic clash of ideas. The Voortrekkers saw Natal, when they entered 
it in 1838, as a land ideal for their type of farming - cattle raising. 
A holding of 6000 acres could support a man and his family and there was 
agreement between the farmer and his government on this. However, the 
British Government in 1843-1850 did not think in these terms. Immigra-
tion was to be encouraged with plots of 20 to 50 acres, which was con-
sidered quite adequate for a man and his family. Possibly the 
difference of appraisal was in part due to the different points of entry. 
The Voortrekkers entered the Colony via the dry Ladysmith Basin, with 
its grass and scrub, the British through Durban, with its luxuriant 
coastal forest. Basically, though, it was due to the difference in 
attitude between agricultural and stock farmers. It is interesting to 
speculate upon the possibilities had British administrators entered 
Natal over the Drakensberg. Sir Harry Smith in 1848 approached this 
way and agreed to the need for 6000 acre holdings to support a family. 
The struggle between the agriculturalists and the stock farmer 
is an age-old one, and one which has been solved in many different 
ways. The British Gov,ernment and the Natal colonial government in the 
years before the separation from the Cape viewed land in terms of the 
English environment, and thought of the overseas colonies as extensions 
of English countryside. The basic thinking of the Colonial Reformers 
led by Edward Gibbon Wakefield wns the creation of more prosperous 
"Englands" around the globe. 13 
1,1ost of the emigrants too, had preconceived ideas on the type 
of farming they wished to practise and the type of society they wished 
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to create. This type of farming consisted of intensive arable farming 
with some stock .. Farm sizes in England and on the continent of Europe 
were small and many immigrants were landless labourers. Thus the 
prospect of even 20 acres appeared to many to be bountiful, while land 
at 4s. an acre seemed remarkably cheap. 
. 
In each of the Colonies and in the United States the immigrants 
viewed the land for the purposes of arable farming. This meant wooded 
land which could be cleared and which would provide tirober for housing t 
fences and fires. Grasslands were unattractive. Maclianis in his 
study of the Illinios prairiesl4 has found that there was a time lag 
of about ten years between the occupation of wooded land and grassland 
in the same vicinity. American colonial expansion westwards temporarily 
halted at the edge of the Prairies and there was always the feeling that 
grass and scrub land was an unknown environment which was dangerous. 
This was due in part to the less certain rainfall of the great grasslands. 
In addition the small lots of the agriculturalists were found to be 
inadequate in the grassland environment. 
Governments were slow to appreciate that the grasslands required 
a radically different approach. The Colonial Reformers in England 
had completely ignored the problem. Persons occupying lands outside 
the settled agricultural zone had no place in their scheme. Extensive 
settlement uas seen as a source of weakness. The Spanish settlers of 
South America who had become extensive pastoralists had virtually lost 
their culture and proved to be a major embarrassment to the Argentinian 
Government. Immigrants who farmed stock, however, could not be ignored. 
The Government of the Dutch East India Company at the Cape had 
reluctantly recognised the problem in the early eighteenth century and 
had allowed the pastoralists extensive tracts of land. The British 
Government in the nineteenth century, only gradually, did the same. 
In 1847 New South Wales recognised the pastoralist and divided the 
colony into pastoral and agricultural zones, granting licences to 
pastoralists at various rates. The other Australian colonies followed 
suit in the course of the next tt;-lenty years. However the pastoralist 
was looked upon as a pioneer who started the development of the land 
and who eventually would be displaced by the agriculturalist. The 
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licences were thus not secure in their tenure although, as the idea of 
the permaneae of the pastoral zone came to be realized, leases gradually 
became more secure. In the United States the old attitude of ignoring 
the pastoralist persisted through the period as agricultural settlement 
advanced rapidly, so that the days of the large stock farmers were 
limited. 
Conditions in South hfrica were different. The concessions 
granted by the Dutch East India Company were enlarged upon so that 
large pastoral holdings came to be heid on a comparatively secure quit 
rent tenure, from which the lessees were only rarely ejected. Under 
the British Administration quit rent and freehold tenure came to be 
virtually equal, until the distinction was abolished in the present 
century. 
In 1843 when the British annexed the Colony of Natal the European 
inhabitants followed a tradition of large pastoral farms, while the 
Government was bound by the ideas of the Colonial Reformers to small 
agricultural farms. The British agreement to allow large farms ruined 
illcirectly most of the later attempts at colonisation. The 1849 
settlement schemes which tried to carry out the ideas of the Colonial 
reformers were unsuccessful as the settlers could compare the size of 
the neighbouring farms with their own plots. Basically, the Voortrekkers 
possessed a much better evaluation of the land than the Government, and 
the later history of land settlement is one of gradual realisation on 
the part of the Government that European ideas, and conditions were not 
applicable to the South African environment. One can see how slow the 
realisation was as the Government was still dealing in lots of less 
than 100 acres in 1875 in the hope that irrigation 'was the answer to 
the problem. The Government was mostly optimistic in the prospects 
for the future whenever it tried to introduce settlers on its own 
account. However it was gradually accepted that larger holdings were 
required, but the government was always alarmed at too wide a dispersion 
of the European population because of the Zulu threat. Unlike 
Australia or the United States where the native population was com-
p,aratively small and unorganised, that of Natal was considerable, and 
had been highly organised on a military basis by the Zulu monarchy. 
It was therefore politically desirable to keep the European population 
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as concentrated as possible and not allow it to be spread too thinly. 
The Government changed its attitude, as it did in Australia, and 
later allowed large grants, but ahlays the cry for closer settlement 
was heard. After the granting of responsible government in each of 
the colonies, the demand for closer settlement increased, largely 
becallse the urban electorate could not see that it was possible t.o 
need a farm of several square miles to make a living. Unlike the 
tendency seen by Heathcote in Australia for urban living wages to be 
parallel with rural lands capabie of supporting a family, Natal 
pursued its policy on closer settlement with, in general, not very 
successful results, and with little regard to land economics. 
With the ex~eption of one short period no attempt was made to 
impose a land tax based on either the landis capabilities or upon its 
carrying capacity as was done in New South Hales from the 1850 ' s 
onwards. Natal's method of evaluating land was not as refined as 
in the other colonies and in general the ideas prevailing were quite 
simple. The careful calculations on the stocking capacity of the land 
aa carried out by the New South Wales Government for example had no 
equivalent in Natal. A land tax when it was introduced was introduced 
for a specific purpose unrelated to revenue. 
Closer settlement was only possible after careful preparation, 
which was expensive, and generally beyond the financial capabilities 
of the Colony. As a result closer settlement schemes came late in 
Natal, starting only in 1904, whereas the Australian Colonies had 
embarked upon them in the previous couple of decades and a few even 
before that. Careful preparation ensured the success of the twentieth-
century schemes, just as lack of preparation had doomed most of the 
earlier schemes. The Government was aware of the land's capabilities 
at last, after half a century of trials. 
Parallel with this development, the inhabitants and immigrants 
revised their ideas of what constituted a living area. Improved 
communications, especially the railway, enabled produce to be moved 
more rapidly from the rural areas to Durban, Pietermaritzburg and 
later the Transvaal. Improved techniques of farming enabled the 
size of farm to be reduced, yet still show a profit. The figure of 
6000 acres which fogged a great deal of thought in early Natal was 
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abandoned. When the new Republi.c was laid out in 1885 l!. figure of 
1700 morgen (3500 acres approximately) was taken to be a farm capable 
of supporting a frun'.ly, so that in Natal the trekkers' ideas also 
underwent change. However in the Transvaal 3750 morgen or 8000 acres 
was accepted while in the Cape Colony holdings of 60,000 acres were 
sold based on the carrying capacity of the land. Carrying capacity 
became a dominant feature of Australian legislation as well, where 
rents and areas were worked out carefully according to the stock 
required to provide the pastoralist with a living. lJhat a living was, 
naturally varied. The whole European concept of farm size was probably 
abandoned by the immigrants the moment they set foot in Natal and their 
ideas tended to approach those of the Trekkers, but with the significant 
difference that a large number settled in the coastal belt where the 
Trekkers' ideas were inapplicable. The coastal belt was capable of 
intensive agricultural development similar to Mauritius or the West 
Indies, and consequently British ideas worked far better on the coast 
than in the interior. 
The demand for closer settlement within the Colony was one which 
can be seen in many parts of the world. In Australia the closer 
settlement movement took the form of the resumption of properties. 
Leases were terminated either in whole or in part and the resumed areas 
thrown open to closer settlement which was intended to be of a more 
intensive nature~ In South Australia Heinig's study has shown how the 
pastoral leases were divided for agricultural pursuits, while in New 
South Wales to the west of the Darling resumption was for small graziers. 
The movement to smaller holdings as a result of direct Government inter-
vention was not open to the Government of Natal owing to the greater ' 
security of tenure accorded to the pastoralists. The Government had 
to purchase land for closer settlement schemes in the hope that the 
increased population would, through the generation of increased trade 
and industry, allow the Government to recoup its losses through later 
taxation. Such ideas were in the minds of the Australian legislators 
as well. 
However, closer settlement required improved transport facilities, 
, : in particular the construction of railways for the inexpensive and 
: .. speedy transport of agricultural produce. The development of the 
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wheat belts of the United States, Australia and Argentina depended 
upon such development. It was singularly lacking in Natal~ The 
development of agril;,Jlture was intimately bound up with the railways; 
studies such as Scobie's of the development of Argentinian wheat have 
shown the connection. Natal legislators did not in the main regard 
railways as a profitable enterprise. The raillo1ay was extended sl:owly 
even along the coast where conditions were suited to agriculture, and 
railway development could have assisted the northward extension of 
sugar cultivation. Railways were eventually built but Natal lagged 
far behind agricultural settlements elsewhere.
15 
Only some 95 miles 
of railway had been constructed by 1880. Progress was rapid thereafter 
with 313 miles open in 1890 and 660 miles in 1909. 
The object of the Government's land legislation, some of the railway 
construction and much of the agitation of the colonists themselv~s was 
directed towards attracting European immigrants to increase the White 
population of the Colony. The degree of success can be gauged from 
Table 1. ' 
TABLE 1 









































The growth of European population was not spectacular and as such 
Natal was overtaken or completely overshadowed by some contemporary 
colonies of settlement. 16 Westeru Austr!1.lia with 3853 European 
inhabitants in 1843 increased its population to 282,114 in 1911, while 
South Australia increased its population from 25,893 in 1846 to 408,558 in 
-12-
1911. Other settlements founded after Natal similarly expanded 
rapidly. l1anitoba with a population of 25,228 in 1871 increased 
17 
its population to 461,394 in 1911. Southern Rhodesia with 1500 
,~ 
Europeans in 1891 increased to 23,606 in 1911. The increase in 
European population in Natal was comparatively small as a result of the 
limited agricultural and industrial opportunities in the Colony •. 
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CHAPTER II 
THE PHYSICAL AND ECONOMIC BACKGROUND TO THE COLONIZATION OF NATAL 
2.1. Introduction ' 
The object of this chapter is to outline the main factors which 
had an influence upon the development of land policy, farm size and 
the land ownership pattern. The factors may be broadly ' divided into 
two groups, the physical and the economic. 
The physical factors were influential insofar as they tended to 
limit the possibilities for which the land could be used. Much of 
Natal was from one point of view or another unsuitable for arable 
. 
farming with a close concentrated dertsity of population on the Europeart 
or North American pattern. The hard realities of the physical 
environment were only slowly realised by successive Governments. The 
inability on their part to make a correct appraisal of the environment 
led many otherwise well planned and not so well planned schemes to 
disaster. The gradual appreCiation of the widespread water problems 
and ruggedness of Natal eventually led to a sensible approach to land 
policy and also to the selection of favoured areas for intensive 
agriculture. The re-evaluation of the physical nature of Natal, how-
ever, was a long process and many mistakes were made in the nineteenth 
century. 
The economic cycles and the general pattern of world trade further 
affected the agricultural potential of Natal by determining the profit-
ability of the staples of Natalls agriculture. They also affected the 
, availability of credit development. Bankruptcies profoundly changed 
the land ownership pattern of Natal in time of crisis, just as prosperity 
changed it. The attempts at growing different crops need to be con-
sidered, .'is the farmers needed to produce products which can be sold 
profitably. Much of the early history of Natal is bound up with 
crises within the agricultural industry which were closely associated 
: in many instances with international economic crises. 
:. 
i~2.2. The Physical Setting 
~ .2.l Introduction 
'( 
tF, 
~:i, . It is often difficult to ev.'1luate the influences which the physical 
~;f~ 
~nvironment exerted upon the progress of settlement. To a large extent 
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it was the official and private evaluations of the environment which 
were of greater influence than the actual conditions. 
The perception of the environment is, therefore, the dominating 
influence. Although this usually is closely related to actual conditions, 
the Government official or the pioneer tended to think of it in terms 
of his own experience. Inevitably the environment was viewed in the 
context of what possibilities there were for agriculture or for 
p~storal farming. It was here that the environment appeared to be 
different to different people. There was little discussion in Natal of 
a changing environment. The old adage of rainfall following the plough 
was never taken seriously in the Colony. Changes did occur. Drought 
affected pastures and crops, and there was a long term deterioration in 
the pastures akin to that noticed in other parts of the world which were 
grazed both intensively and extensively. 
The relief and climate of Natal have had a profound effect upon 
the agricultural potential of the Colony. They have been the limiting 
factors in determining the range of agricultural activities which might 
be practised in any part of it. The Government recogcised the climatic 
influences on agricultural potential in the mid-1840's and took them 
into account in determining grant sizes and in distinguishing between 
the areas suitable for agriculture and those more suited to pastoral 
activities. 
2.2.2. Relief 
The main relief features of Natal can be described as a series 
of surfaces from the High Drakensberg to the coastal plain, separated 
by marked steps. The country is traversed by a series of rivers 
which flow predominantly from north-west to south-east. The rivers 
have in many places cut deeply into surrounding country interrupting 
the broad divisions. The Colony could be divided into four zones _ 
the coastal belt, the area of high relative relief behind the coastal 
belt, the interior benchlands and the Drakensberg. 
The coastal belt extends for up to 20 miles inhnd. The 
belt has comparatively low relative relief and absolute altitude is 
low, generally under 1000 feet. It is an area of low rounded hills. 
The area along the axis of the Natal monocline is 
some I to 20 miles wide, the centre of which is 40 miles from the coa~t 
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near the Tugela but which reaches ·the coast between the Umkomaas and 
Umtamvuma. The ground is very broken with deeply incised rivers and 
streams. The area is mostly composed of granitic rocks capped 
occasionally by sandstones. Relative relief is high. sometimes more 
than 2000 feet. The altitude reaches over 3000 feet in places. The . 
landscape is often described as Valley-of-a-Thousand-Hills landscape 
after part of the area. 
In the interior there exists a series of benchlands at from 2000 
to 5000 feet which are comparatively flat, although considerable relief 
is present. The rivers in places are deeply incised but 1n others 
close to the general surface. Included are a series of extensive basins. 
The Drakensberg, which ,form the interior limits of Natal, reach 
over 11,000 feet. The Drakensberg are an escarpment which usually 
rises abruptly from the bench1and below. The High Drakensberg on the 
Lesotho Boundary rise to over 11,000 feet. The Low Drakensberg on the 
Orange Free State boundary reach over 6000 feet. Projecting from the 
Drakensberg is a series of spurs of high ground which break up the 
bench1ands of the interior of Natal. Ranges such as the Biggarsberg and 
Kark100f range form distinct obstacles to communications as do the 
Drakensberg. 
Relief was a prohibitive factor in farming in only limited areas 
of Natal. In much of the Colony the broken or even rugged nature of 
the land only occasionally placed an absolute prohibition on all types 
of agriculture. However certain areas of the Colony had sufficient 
relief to prevent arable farming and a few to make livestock raising 
unsuitable. l The main areas of high relief may be limited in the 
range of farming activities (Fig. 2). They are first of all the 
Drakensberg where relative relief is high and altitude constitutes a 
negative factor. Secondiy there is the zone of granitic rocks adjacent 
to the coast or coastal belt, where the relative relief is less than the 
Drakensberg but the area is one of almost constant slope with few com. 
paratively level areas. Thirdly the transverse river valleys may be 
included. In most cases they cut steeps1ded valleys and with extremely 
rugged land around them and their tributaries they frequently constitute 
areas of high relief with little flat land. The major rivers are the 
Tuge1a and Umkomaas Rivers, with others such as the Umvoti, Tongaat and 
N 
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Within the three zones the degree of relief may locally prevent 
crop growing and occasionally stock farming. It is only in the High 
Drakensberg that shp~r altitude prevents farming, largely as a result 
of the climatic effects. However, the recognised need for the conser-
vation of steep, easily erodible watersheds, prevented the utilization 
of the High Drakensberg. 
2.2.3. Climate 
The climate of the Colony has had a greater influence upon the 
agriculture, and hence the pattern of farming, than the relief. Over 
much of the western and northern interior the drought period is pro-
tracted and severe, so that plant growth is retarded in winter. The 
coastal belt and the Hidlands however are more equable. 
Rainfall totals are closeiy related to the telief. The regions 
of highest rainfalls are found along the coast and the Drakensberg, and 
its transverse ridges. In these areas the mean annual rainfall exceeds 
40 inches. The lowest rainfall is found in the Dundee and Ladysmith 
bas::'ns where rainfall is less than 25 inches in a few areas. Huch of 
the interior and Midlands has between 30 and 40 inches a year compared 
with over 40 inches on the coast (Fig. 3) 
The distribution of rain through the year varies considerably with 
a dry season which increases with distance from the coast. On the coast 
there is no dry month as over one inch of rain falls in each, but the 
dry period increases to four dry months with under one inch over much 
of the interior except in the south-west, and to five dry months in 
certain ,restricted localities in the north-west. An additional hazard 
is that in the regions afflicted by drought, much of the rainfall is in 
heavy storms, leading to flood or hail damage and to a higher degree of 
variability in annual total. 
The number of rainy, days is also significant for plant growth. 
The Mist Belt of the Midlands with over 100 rainy days per annum is 
particularly important with regard to timber growth·, and previously 
for good pastures and crops. Similarly on the coast the high humidities 
have been of assistance for the growth of tropical crops. In the 
north-west the number of rainy days falls to under 60, restricting 
most areas to cereal growing before 1910. 
The temperatures experienct in Natal class it as a Sub-tropical 
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Fig. 3. Annual average distribution of rainfall. 
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climate with hot summers and mild winters, but a considerable variation 
occurs from one place to another. 
January average temperatures range from about 7S
o
F on the coast to 
700 at Ladysmith, but are appreciably lower in the Drakensberg according 
to altitude. i h 60
0 
In July thp. average temperatures remain h g ,over , 
. 0 
on the coast, but decrease r~~io.ly inland to approximately 45 in ~he 
Drakensberg. 
The period during whi~h frost may be expected varies from nil on 
the coastal belt to 30-60 days over much of the Midlands and northern 
districts and exceeds four months in the Drakensberg. 
The climate, with its resulting £lou of surf.1ce water, has had 
comparatively little effect in detail upon the area or shape of farms 
in Natal. but it has influenced the broad regional patterns of farm 
sizes. Host parts of the Colony -a-re well watered and even in Klip 
River dotinty springs ahd streams are sufficiently close together not to 
warrant too great a consideration of the water supplies. Hany of the 
early farms were named after water features such as springs and streams. 
This appears to be a trait which was brought to Natal by farmers used to 
the less reliable sources of water in the interior of the Cape Colony and 
the Higb Veld in general. 
2.2.4. Vegetation 
The pattern of vegetation within the Colony was related to the 
2 
climate and relief conditions (Fig. 4). To this extent unfavourable 
cli~atic conditions were reflected in the vegetation cover, which was 
the most apparent characteristic of the land to the pioneers and later 
settlers. 
Most of Natal was covered by open grassland. The interior 
plateaux and mountains are covered by grasses of varying qualities. 
The nurthern areas and 11idlands are today occupied by miKed grasses with 
* only localised areas of sweetveld. which can carry stock right through 
the yE:ar. Areas of sourveld were more widespread in the south. Pasture 
deterioration suggests that sweet grasses were more common a hundred 
years ago and descriptions of the land in the 1840's and 1850's suggests 
~-Sweet and Sour are descriptions given to grasslands depending upon the 
seasonal availability of the sward. Sweet species may be grazed upon 
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that pastures were good and devoid of thick thornveld covering. Extensive 
areas on the watersheds have been destroyed but in the last century 
they represented a most impcl'tar.t aspect of the vegetation as a result 
. 3 
of their high water retention capac1ty. 
The interior valleys and the broken regions of the Native reserves 
we~occupied by thornve l d. Acacia trees were plentiful hut presented 
a comparatively unattractive prospect to the early inunigrants unless the 
thornveld was comparatively open in nature. 
The coastal belt, a few miles wide, and the main river valleys to 
an extent of 10 to 20 miles inland, was covered with coastal evergreen 
bush and subtropicAl forest. The vegetation within these areas was 
dense, and frequently only the hilltops were open and grassed~ In the 
Midlands some areas of natural forest occurred but the patches of forest 
were small and rarely large enough to attract settlers to them for the 
timber. Areas of timber were frequently reserved for the Crown in the 
period from the 1860's onwards. 
Natal ~ould thus be divided into two environments according to the 
vegetation cover, the thick bush and forest of the coastal zone and the 
pastures and open thornveld of the interior. Such a duality of environ-
ment had been met before in other colonies and the problems faced were 
bound up with the different values placed on the two. 
2.2.5. The Environmental Divisions of Natal 
The environment of Natal was perceived by people of different 
backgrounds and consequently it appeared different to different people. 
The problem for the colonist in the nineteenth century was the lack of 
any real knowledge of the environment. Nodern attempts at land classi-
fication are able to rely on a considerable body of scientific data. 
No such data was available to the early colonist and consequently there 
was much discussion over what was present in Natal and ideas were liable 
to violent fluctuations. 
Natal in the 1830's and 1840's was recovering from the depredations 
of Shaka. Huch of the Colony had been depopulated. The vegetation as 
a result was able to develop with little human interference for twenty 
years before the arrival of the Voortrekkers, and consequently the land 
appeared richer than it really was. 
The initial evaiuation of the environment of Natal w~s made by the 
-LJ.-
Voortrekkers in the period before 1838. Their view of Natal was one 
of considerable richness and they were particularly impressed by the 
pasture lands which the reconnai.ssance parties discovered. In many 
respects Natal represented liThe Promised Land" to the Trekkers. The 
interior of Natal 't.Jn5 highly suitable for extensi"l're cattle farming. 
Opiniori as to the suitability of Natal for pastoral and agricultural. 
activities was uniformly favourable in the period before 1850. Much 
of the information presented ~las derived from the accounts of travellers 
from the Cape Colony. Comparisons with the Cape Colony and the Eastern 
Province in particular were frequently made to the benefit of Natal. 
Favourable opinions circulated in the Cape Colony and were published 
in England. In some cases extravagant claims were made, in others 
some caution was urged, particularly with regard to pests and diseases. 
One report placed before Parliament referred to a visit by Dr. 
Smith of the Cape garrison in 1834.4 Dr. Smith's report was fully 
representative of its kindI 
"The principal part of which (Natal) is peculiarly fitted 
either for the objects of the agriculturists or the grazier. 
"The more western pordon presents numerous extensive flats, 
thickly covered with luxuriant grass, and abounds in rivers 
and rivulets, a feature in the character of the country 
that is hardly within the comprehension of the Cape colonist. 
"The middle and eastern divisions, again exhibit a broken 
undulating surface and abound with low knollS, in some places 
clustered together, in others separate, and connected by 
rich meadow, covered with the most beautiful and abundant 
vegetation. Here the rivers are particularly numerous; 
and some of them, where sources are far in the interior, 
are very large. The more considerable ones commonly 
run in deep chanuels and from the banks, being generally 
rather preCipitous, their waters could not be made 
available for irrigation which, however, is of no 
importance, as the number of small rills and powerful 
springs, which everywhere exist, render dependence upon 
the larger springs quite unnecessary. In many of the 
meadows water was observed oozing out in every direction. 
Indeed the best idea I can give of its peculiarity in this 
respect, is by stating that what the traveller has to hunt 
after in other parts of South Africa, with the most anxious 
solicitude, is here everywhere close at hand, as almost to 
constitute inconvenience. 
"Trees fit for timber exist everywhere in sufficiency, but 
they are more abundant towards the eastern and western 
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extremes. In those directions forests of considerable 
extent occur, but without the 'grent proportion of under-
wood which exists in those of the (Cape) colony." 
Further accounts cont inued to be written drawing attention to the 
luxuriance of growth in Natal and contrasting conditions there with 
those in the Cape Colony. However some warnings were given even in 
the late 1830's regarding lack of timber. The Rev. J. Archbell in 
1838 noted that the coastal belt'was superior to the rest and exceeded 
in capability any country in southern Africa", but the interior wns 
devoid of trees. 5 
±he productivity and value of the coastal lands had largely been 
ignored by the explorers from the Cape Colony. I However interest in 
emigration increased in the second half of the 1840's. The establish-
ment of the British administration in 1845 and the Surveyor General's 
Of rice in particular resulted in the first scientific enquiry into the 
country by William Stanger, the Surveyor General. His reports, together 
with the report of the Commission enquiring into administration in 
December 1847, provided a large body of information which was extensively 
used by the promoters of the 1850 Settlement Schemes. Stanger was 
impressed and wrote: 
"The district is everywhere covered with vegetation either in 
the form of luxuriant grass, which grows to a great height, 
or thorns and low bushes. Timber trees only grow in kloofs 
or the sides of hills J excepting' a belt which runs along the 
sea coast. 
'~ater abounds in every part, nnd flowing streams cross the 
path at intervals of only a few miles. In the winter some 
of these become dry, but then wnter may always be obtained 
at moderate distances. 
"The soil is in all cases well adapted for cultivation, and 
on the alluvinl lands near rivers particularly so, producing 
much larger crops than are ever grown in the Colony of the 
Cape of Good Hope." 
i; ~. C. Byrne in his 'Emigrants' Guide' quoted extens1ve1 y from 
i 
offi~ial accounts noting that droughts were unknown, pasturage was 
plentiful and that the possibilities for irrigation were considerable. 
Two crops a year coul d be grown. Byrne showed the Colony to be a 
plnce where emigrants could produce a wide range of crops. 
he wrote: 
"The author of these pages has visited many climes, has 
In 1848 
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dwelt bene3th the burning sun of India, has traversed 
Australia, visited Ne~>1 Zealand and many other lands, but 
never have his eye::: i' edt:. ~d upon a land blessed by a bounteous 
Providence with a more fe':tile soil than Natal." 6 
The glowing potential 0: the Colony was extolled by several writers. 
The climate and the rivars excited particular comment. Some accounts 
br.:!come even more eloquent than Byrne's. ~iethley7, for example, was 
particularly imIlrf',Pof3ed with the greenness of Natal. Blaine
8 even 
suggested that the interior of the Colony had such abundant water that 
rice cultivation '>1as a practical possibility. 
9 
Chiappini stated that 
one acre of land in Natal was equivalent in pasturage for cattle to 
ten acres in the old colony (Cape). 
In 1850 the environment of Natal can be summed up in the twofold 
division of the Colony between the coastal forest and the interior grass-
lands. The whole was well watered and without drought. The rivers 
and streams had abundant supplies of water with extensive vleis and 
sponges on the watersheds. 
The optimism for colonization was unbounded. The rugged nature 
of the terrain was not fully appreCiated. The failure of the 1850 
settlement schemes had led to a reappraisal of the environment to a 
small extent. The failure was due, it was felt, mainly to poor admini-
stration as well as to a mistaken view of the nature of the country. 
The view of the environment changed little after 1850. It was 
realised that the northern part of the Colony was subject to drought 
and that there was little likelihood of arable farming in those areas. 
Accounts throughout the nineteenth century stressed the 'salubrious' 
nature of the climate and the possibilities for agriculture if the 
organisational and technological problems could be overcome. In 
many respects accounts written in the 1880's andl890's differ little 
from those forty years before, except in the increase in data. 
The initial appraisals appear over optimistic today but there have 
been changes in the environment since the 1840's. The water resources 
of Natal have been severely depleted through the destruction of vlels 
while overgrazing and veld burning have led to the deterioration of 
the pastures. Much of the deterioration has occurred since Union 
as a result of the intensification of agriculture. 
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The foregoing discussion raises the question 'what were the 
colonists in the last century looking for, and did Natal possess it?' 
An attempt to answer this question will be of greater value than the 
reproduction of a modern account. IO In this respect two approaches 
need investigation. The points of view of the pastoralist and the 
ngriculturist must be examined. 
The pastoralist looked for two basic items in the land - good 
pasture and adequate water supplies. The best sweet grasses were to 
be found in the northern areas of the Colony, to the north of the 
Little Bushman's River. However, the area suffered from droughts and 
uncertain rainfall which made it less suitable. The area of grassland 
in the ~1idland counties, although containing a higher proportion of 
sour species possessed a steadier rainfall and consequently was more 
attractive to settlers; The coastal belt with its forest and bush was 
less attractive, while the clim~tic conditions of high humidity and 
high temperatures appeared to encourage diseases which again were a 
negative ,actor in pastoral production; especially with regard to sheep 
(Fig. 5). Excessive relief was also a disadvantage, but in few parts 
of Natal was it sufficient to preclude animals. 
The agriculturists required different conditions. The main 
features looked for were fertile soils, adequate water supplies and 
good climate. The agriculturist thus had a more difficult task in 
evaluating the environment. Water supplies at the surface were visible 
and consequently some evaluation could be quickly made. In this 
respect the coastal belt of Natal with its numerous rivers was superior 
to the rest of the Colony, but nowhere was without surface water 
although it wa60ften not QV3.ilable in sufficient qu3nttttes for 
agricultural purposes. The soils could only be judged through the 
vegetation cover. In this. respect the coastal bush and forest which 
had been so forbidding to the pastoralist was much more attractive. 
The colonists from Western Europe were used to trees and luxuriant growth 
was taken to indicate fertile soils. The attraction of the coastal 
belt was realised by the Government which in 1846-1847 reserved nearly 
the whole of the zone covered by the bush and forest in Victoria County 
for agricultural lots. Although the agriculturists might agree that 
the coastal forest, once cleared, was good land, the question of good 
N 
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for what was one whichltook some time to answer. 
The pasture lands presented a less attractive prospect for the 
agriculturist. In the United States the colonists on encountering 
the Prairies in the 1830's and 1840's had considered them to be 
suitable only for cattle or Indians, and the myth of the 'Great 
11 American Desert' took several years to explode. The grasslands 
by the 1840's had been shown to be cultivable and although the new 
environment necessitated changed methods, agriculture had been 
extended onto the Plains. In Natal many officials and promoters of 
settlement schemes throughout the colonial period thought the same. 
The well watered lands of the Midlands were considered to be suitable 
for agricultural settlement in the 1840's. The first attempts failed, 
but later ones succeeded. The Midlands were capable, under the right 
economic conditions, of agricultural developmentL Undoubtedly the 
environment of the Midlands counties was such as to lead to considerable 
confusion. There was little doubt in the Colonial period as to the 
use to which the coastal belt and the northern areas could be put but 
the Midlands and the interior grassland and thornbush country of 
Victoria County were problem areas. 
The broad twofold division of Natal into Interior and Coast is 
one which was used in the Colonial period quite widely as the varying 
capabilities of the land were recognised. The division of the Interior 
division into two subdivisions, the Hid1ands which proved to be 
capable of agricultural development and the far interior which remained 
pastoral, was a discovery of the present century_ 
2~3. The Agricultural and Economic Development of Natal 
2.3.1. Economic Background 
The Agricultural Development of Natal was influenced strongly 
by the cyclical fluctuations in the economy of the Colony. Schumann12 
distinguished five major cycles in the period from 1850 to 1910 with a 
number of smaller booms and depressions. 
The first major cycle lasted from 1850 to 1869. The 1850's 
were very prosperous and South Africa as a whole expanded rapidly. 
Such recessions as there were, were largely local and temporary. 







in 1854 and several more in the years following, led to a considerable 
increase in the amount of money available on credit. In Natal the 
period from 1861 to 1863 saw an increase in banking and financial 
facilities yith the launching of new speculative companies and banks. 
Three new banks appeared in 1862. However, the unhealthy and 
excessive extension of credit facilities led to a crisis from 1865 
onwards. This resulted in the period 1865 to 1869 in many bankruptcies 
and sequestration of properties. The year 1867 was particularly 
regressive for the farming community, especially farmers planting sugar, 
as the speculation in sugar land had been excessive and the reaction 
was severely felt. A10rtg the entire co~sta1 belt banks and ~ortgage 
houses took over properties, and the sugar industty was reduced to a 
very depressed stata. 
The second major cycle lasted from 1870 to 1886. The 1870 I S were 
neW 
again a period of great prosperity basedAon wool and diamonds. The 
period from 1879 to 1882 was particularly prosperous As a result of 
favourable conditions abroad, and the presence of a large Brit.ish army 
which spent freely in South Africa and particularly in Natal. Again 
an over-extension of credit led to a recession. The main cause was 
the collapse of the diamond share market resulting in the diamond 
crisis • The crisis lasted until 1886 and it was intensified in the 
agricultural community by drought from 1883-6. The economy of Natal 
was sufficiently dependent upon the rest of South Africa, particularly 
the two Republics, that developments bp.yond the Colony's borders were of 
major concern. 
The three major periods from 1887 to 1910 show a considerably 
greater range of activity. The discovery of gold in the Transva3.1 
had an immediate effect upon economic activity in Natal leading to 
crisis in 1890 but this was not severe or long lived. Conditions "ere 
unsettled before the South African War. Wool and sugar prices on the 
world market fell, leaving the agricultural community in a comparatively 
poor state. 
Boom conditions during the South African War in the period 1899 _ 
1902 affected all those parts of the Colony which were not fought 
over. The boom gave way to a depression in 1903 which lasted until 
Union and was the most severe in South Africa up to that time. The 
optimistic conditions at the time of Union led to an upswing in the 
economy. 
The agricultural economy of Natal was linked to markets in the 
Cape and overseas from IS99 c.nwclrds, but most 
production was for loc:'!l consumption and little was for export. 
Agriculture in Natal had to await the development of the interior • 
of South Africa following the diamond and gold discoveries which 
brought increased economic activity to Natal. The direct links 
which existed between the pastoral holdings of Australia or the cotton 
plantations of the United States and British industry were lacking in 
South Africa. 13 Allen makes the point that the whole economy was 
much more self -sufficient and that a staple crop "lhich dominated the 
economy never appeared. 
In the absence of basic metals, minerals or manufactures, the 
Colony was forced to turn its attention to the export of commodities 
such as ivory, skins and meat to pay for its imports. In 1850 ivory 
constituted 54 per cent of exports by value but this diminished 
rapidly as the elephants were exterminated and other exports had to 
be found. 
2.3.2. Livestock farming 
The first settlers ~lere attracted to N'ital by its possibilities as 
land for extensive grazing of cattle. As a result the Trekkers settled 
in the Midlands and the interior avoiding the coastal plain where there 
were cattle diseases. The export of skins, butter and cheese was 
sufficient to pay for the imports required by the small pastoral 
community. In 1850 exports of oxen, butter and hides amounted to 33 
per cent of the total. However, the export of meat even to the Cape 
was beyond the technological capabilities of the time. 
In 1855 the outbreak of lung disease had a disastrous effect 
on the cattle population. The disease particularly affected the 
interior regions, which had previously been disease free, and led to 
the reduction of numbers to very low levels. The effects of the 
epidemic upon the cattle numbers was only temporary (Fig. 6) but it 
led to a basic alteration in the structure of the livestock industry 
with the introduction of woolled sheep. 
The cattle industry recovered from the effects of lung disease 
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and by 1861 the previous levels had been reached. A fairly ste.!ldy 
increase in numbers occurred thereafter up to 1896, when an outbreak 
of Rinderpest practically halved European holdings of cattle, and 
reduced them to the levels of 1852-55. 
€nttle were fairly evenly distributed in the Colony but were 
denser in the Midlands and Interior and on the North Coast. The 
numbers in the southern part of the Colony south of the Umkomaas 
River were low due in part to the low level of agricultural development 
there and to East Coast Fever in the south coastal region, which 
effectively prevented the maintenance of large herds. 
The pattern of cattle distribution did not change appreciably 
throughout the nineteenth century until the development of the 
dairying industry in the Midlands around Durban. and Pietermaritzburg 
and on the rail routes. Commercial dairying began in the 1890's 
on a small scale with the development of creameries and condenseries, 
which affected these areas, leading to intensification of pastoral 
production. The increase in total cattle numbers can in part be 
attributed to the opening up of new areas for farming, especially in 
the 1880's and 1890's. 
Sheep had been introduced by the Voortrekkers but their numbers 
had remained comparatively small until the early 1860's when the 
production of wool provided an alternative source of income to cattle 
raising. Woolled sheep as opposed to non-wool led sheep for mutton 
dominated the Natal industry. The number of wool led sheep rose from 
about 11-15,000 in the early 1850's to 300,000 by 1870 (Fig. 7). In 
the period 1861-1870 the exports of wool increased from 648,000 1bs. 
to 3,613,000 1bs. and reached 15,283,000 lbs. in 1880 and 27,307,000 
Ibs. in 1890. Wool provided 30.2 per cent of the value of exports 
in 1861, 35.6 per cent in 1870, 63.0 per cent in 1880 and 81. 7 per 
cent in 1890. The wool industry dominated the Hidlands and Interior 
of Natal in the period up to 1900 although throughout cattle remained 
basic to the economy, and their total value exceeded that of sheep. 
Cattle, however, played little part in the external trade of the 
Colony. 
Sheep were found in almost every district of the Colony with the 


















unfavourable. The pattern was closely related to that of the 
cattle distribution except for the coast, but the numbers were liable 
to considerable fluctuations from year to year owing to the custom 
of trekking sheep from the Orange Free State across the Drakensberg 
for grazing and wintering. Woolled sheep were as suitable for Natal 
as for the Cape, in that they produced a commodity which was easily 
transported and for which there was a constant demand. 
2.3.3. Crop farming 
!n the coastal regions large-scale pastoral activities were not 
suitable due to disease and the greater density of vegetation. As 
the area was subtropical it was natural that attempts were made to 
establish subtropical plantation crops. Various experiments were 
carried out with cotton, indigo, arrowroot, coffee, tea and sugar. 
The first major attempt ~"as to develop the coastland for cotton 
plantations but like most of the other experiments, it failed due to 
the lack of finance and to the lack of knowledge on the part of the 
farmers. Each crop with the exception of sugar failed to live up to 
expectations as a result of cyclical depressions in the world price 
of the commodity. Successively the crops were abandoned and displaced. 
The decline in the p~ices of arrowroot, cotton and coffee caused the 
collapse of these industries in the early days of the Colony. The 
sugar industry, on the other hand, survived the vicissitudes which 
beset the Colony. Better organisation and a sufficiently large 
internal market supported the sugar industry. 
Cotton was grown by the Natal Cotton Company in the late 1840's 
and e.'1rly 1850 r s but the Germansett1ers brought in to grow it were 
ine xperienced. The experiment failed. Cotton constituted only 
1.4 per cent of the value of exports in 1850. As a result of the 
outbreak of the American Civil War in 1861 there was a renewed 
interest in cotton, and planting was encouraged by the high price 
realized as a result of the blockade of the Confederate States. 
Cotton lands reaped, increased from 63 acres in 1861 to a peak of 
2580 in 1864. After that date the area declined to 358 acres in 
1870 and except for a slight revival in 1871 and 1872 the grov£ng~ 
of cotton ceased. Cotton exports reached 110,000 1bs. in 1867 and 
-34-
234,000 lbs. in 1871 but declined to 3200 lbs. in 1876 and ceased to 
have any importance. 
Coffee attracted attention after 1862 because of hi.gh;,world 
prices and led to the establishment of a number of estates mainly in 
Victoria County. In 1865, 1990 acres of coffee were harvested, and 
in 1870, 3679 acres; but as a result of bad management, disease, 
and its inability to compete with imported coffee, the industry 
dwindled to 746 acres in 1880 and 217 acres in 1890. 
Tea experienced a similar history. After the failure of coffee, 
tea was developed in the Inanda district in the 1880's so that the 
harvested area increased from 3 acres in 1880 to 2302 acres in 1896. 
However, the lowering of protective duties and the competition for 
land for sugar soon removed the industry. 
Sugar cane proved after the early experiments to be the best suited 
to the conditions of the coastal belt. Sugar cane had been tried in 
1849 and many of the pioneers had firsthand experience of sugar cane 
production in Mauritius, from where some of the early varieties were 
imported. Once the problems of labour and disease had been overcome, 
(through the introduction of indentured labourers from India, and the 
importation of the Uba strain of cane in the 1860's), it was possible 
to develop the industry. Markets were available but the price of 
sugar fell steadily through the second half of the last century from 
£24.7. O. per ton in 1862 to £20.7.0. in 1870, to £19.1.0. in 1880 
and £13.4.0. in 1890. Only after 1885 when prices dropped to below 
£15 per ton did exports and the abrellge under sugar Clane .ddeline~8harply. 
Between 1864 and 1881 sugar supplied on average about 25 per cent of 
all the export trade of Durban, whereas between 1886 and 1898 it was 
only about 7 per cent. A boom occurred with the South African War 
when prices again rose rapidly and the acreage increased spectacularly 
only to sink back to very low levels in the depression which followed 
the war. The state of depression lasted until the effects of Zululand's 
development made themselves felt after 1908 when the first harvest in 
that region was gathered in. 
It is not possible to arrive at any figure for the acreage actually 
under sugar cane in this period but Fig. 8 shows the acreages planted 










from the Tuge1a to Umzinto with the ~ain concentration in the Inanda 
district. The varieties of cane available in the period before 1910 
were not resistant to frost. Sugar cane was therefore restricted to 
a fairly narrow belt along the coast. The higher lands of the interior 
of the coastal counties were avoided at this time. Sugar was being 
_grown essentially on the margins of its tolerance. 
Most of the arable land of the Colony throughout the period up to 
1910 was under maize. Maize was highly adaptable to a great variety 
of climatic and soil conditions and was therefore grown throughout the 
Colony. As a result of the scattered nature of the sparse European 
population and its distance from urban centres, the absence of organised 
produce markets and the difficulties of transportation, the production 
of maize on a commercial scale was never envisaged in Natal. Small 
quantities were exported as, for example, at the time of the South 
African War, but never continuously. Production became concentrated 
in the coastal region in the hands of Indian cultivators before the 
presence of streak, a virus infection, limited its possibUities. Maize 
occupied between 40 and 70 per cent of the cultivated area of Natal 
throughout the period, increasing its hold as its rivals, including 
wheat and kaffir corn, declined in importance. 
Horticulture and intensive market gardening followed the traditional 
economic principle that it was situated near the large towns, or on land 
of high economic value, and that once it was established it tended to 
be remarkably stable in locality. The first horticultural activity 
took place -around Pietermaritzburg and Durban. Pietermaritzburg was 
the main centre of the Colony and had a military garrison stationed 
there. A substantial market for horticultural produce was created 
and the demand supplied the small farmers around the City with their 
means of subsistence. Around Durban market gardening proceeded 
rapidly, stimulated by the local demand, and by port demand from passing 
ships. In particular the German community of New Germany turned to 
market gardening after the failure of cotton. Later the development 
pf t~e railway, both along the coastal belt and in the interior, 
aided the development of horticulture in those areas where climatic 
conditions were favour.!1ble or where irrigation was possible. 
The development of a commercial timber industry, especially the 
\ 
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wattle industry changed the face , of much of the Midlands of Natal. 
Wattle was first introduced to Natal in 1864. However, it was only 
after its commercial pos8ibilities in the tanning industry had been 
recognised in 1887, that extensive pllmting began. 
'olattle was restricted to ar4:!as above 2000 feet because of the 
diseases and fungi which occurred below that level, and to areas below 
4500 feet because snow and frost were detrimental on higher ground. The 
most favoured areas ~lere thus the Midlands and the interior portion of 
the coastal belt. The planting of oth~r trees had not commenced on a 
large scale by 1910. Hhere planting had occurred it w'as usually 
associated with the wattle plantations. 
Agricultural development in Natal in 1910 vlaS still backward com-
pared with many contemporary mid-latitude settlements. No major export , 
crop had been planted, e}{cepton the coastal belt, and the prosperity 
of the interior counties rested on wool exports. However, Natal was not 
a vast sheep run geared to outside markets, and the emphasis on self-
sufficiency which had been particularly marked in the Trekkers' time 
survived in part throughout the colonial era. 
Statistics on land llse are incomplete. Even in 1909 only 46.0 per 
cent of the European farm area was enumerated. Consequently it must be 
assumed that much of the remainder tIas either unused or occupied by Native 
squatters or agricultural labourers.* The available statistics do show 
a low level of development on the area. enumerated. The cultivated area 
asa whole amounted to only 11.4 per cent of the f!lrm area. In Victoria 
County, European sugar acreages covered only 7.6 per cent of the total 
European farm area. Such figures indicate that the 'Sugar Be~t' was far 
from continuous. The figures for '\.r3ttle l...rere similarly unreliable but 
it is apparent that the 'HattIe Belt' had not emerged by 1910. Never-
the1ess, an attempt has been made in Fig. 9 to illustra.te some of the 
salient points of Europe~1U agriculture i n 1909, but allow!:1Uce must be 
made for the 54.0 per cent of the lrea of European hrms which ~1ere not 
included in the returns. 
~"'It was a common pract ice in Natal to provide land in return for labour; 
N"1tive blbourers gave s i x months service on a farm and received in 
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GOVERNHENT LAND POLICY AND ITS IMPLEHENTATION 
3.1 Introduction 
The Government had the dominant influence upon the settlement 
of Natal in the period before Union through the formulation of land 
laws. The purpose of this chapter is to trace the development of 
land laws in Natal, showing the influences which were exerted upon 
the Government and its responses to them. 
Natal was the meeting point of two approaches to land aliocation 
and settlement. The two approaches were diametrically opposite and 
were dependent upon two evaluations of the potential of the Colony. 
These evaluations were based first upon the concept of Natal as a 
pastoral country and second upon the concept of Natal as an agricultural 
country. The two approaches were followed at different times to 
produce a confused bnd policy which was nearly disastrous for the 
settlement of the Colony by free settlers. Natal was never seriously 
considered as a possible penal settlement akin to New South Wales. 
The ideas of the first organised Government were conditioned by 
pastoral farming needs. Cattle farming required large acreages. 
The Trekkers from the Cape Colony who first occupied Natal had regarded 
cattle far~ming as their normal way of life and consequently looked 
upon large farms as a necessity. As a result the initial farm pattern 
of Natal was one of large farm grants. 
The British Government, which took control of the administration 
of Natal in the period from 1843 to 1845 had different ideas. Settle-
ment, according to the prevailing theories, had to be close for 
agricultural purposes. Land grants, therefore, need only be small 
and should be related to amount of land a family needed to make a 
living from agriculture. The British Government in fact regarded 
extensive farming with horror. Governments in Natal were to repeat 
all the mistakes made in the Eastern Province of the Cape Colony 
in 1820 J where the problems t-lere essentially similar. 
The two evaluations of Natal first as a pastoral land and then as 
an agricultural land had profound effects upon the Colony. The form 
of tenure t-lIlS also related to this. 
[ 
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be charged, l-lhile the British approach was for land to be sold for 
cash in freehold, with no further encumbrances placed upon it once 
the purchase price had been paid. 
The first farms granted, under regulations in force in the period 
from 1838 to 1842 and confirmed in 1843 and 1848, were on large, q~it 
rent tenure according to the Cape Colonial pattern. In the period 
from 1849 to 1856 small agricultural plots were available for purchase 
on freehold tenure. In 1856 there was a reversion - large quit rent 
grants followed in 1858 by return to small agricultural lots. In the 
period from 1868 onwards some compromise was gradually worked out 
between the two approaches through the provision of credit facilities, 
which made land available on terms amounting to a reasonable rent, with 
freehold title provided when the payments had been completed. The 
provision of credit facilities was a major advance and in part bridged 
the gap between the Cape and British approaches to land settlement. 
Land policy was determined in the light of Imperial designs. In 
the period before 1857 land policy was in the hands of the Colonial 
Office in London, which determined the overall needs of the Empire. 
Often these were in conflict with the local colonial needs. The 
general Imperial system had been built up slowly, mainly with reference 
to Australasian conditions, or more specifically those of New South Wales. 
not 
Natal, understandably, could/be fitted into the Australian mould owing 
to the large areas securely locked up by the pastoralists. The 1850's 
were a period of general colonial emancipation. The Australian 
colonies, with the exception of Western Australia, received local self. 
government and hence control over land policy. The Cape Colony did 
the same in 1854. Hence when Natal received its Charter in 1857 the 
local government considered it had control over land policy. In this 
it was mistaken but by 1893 when responsible government was finally 
gained the Natal administration had firm control of land policy 
although the last vestiges of Imperial control only ceased in that year. 
In addition to allocating land the Government a180 laid out the 
grants on the ground. For this regulations were drawn up at various 
stages. The layout of grants was proceeded with, without any overall 
plan. Hany countries had laid out their lands in the nineteenth 
century according to an overriding plan which was predetermined in a 
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Government office. A few had no ove'rall plan and were surveyed 
piecemeal, ~1hile others proceeded With only part of the survey 
planned and some concessions were made to the topography. 
The two approaches, systematic and unsystematic, have been well 
illustrated by recent works on the United States of America and South 
Australia. The difference between systematic and unsystematic is 
1 
dealt with by Thrower. The overall plan of the United States 
2 
rectangular land survey system was copied in many parts of the world. 
It consisted of a survey of a grid of squares across the country 
dividing the county into farm blocks, each of which was numbered and 
thus easily identifiable. The grid was small - of one mile squares 
(sections). The sections were grouped into square townships ,of 36 
square miles. The system involved survey across rivers and mountains 
with no regard to any feature. It gave a highly distinctive pattern 
to those parts of the world which were laid out on this basis (Fig. 10). 
Roads were straight and evenly spaced, farms were square or strictly 
rectangular with the apparent subjection of all physical features to 
grid. Within this framework an administration was able to draw 
equal straight boundaries. 
The unsystematic survey adopted in many parts of the world, 
including areas of the United States and, more important, in the Cape 
Colony, involved the survey of pieces of land according to the needs 
of the farmer. Survey lots of varying size were laid out with no 
overall plan. Adjacent areas of land were surveyed at different 
times and the boundaries were often irregular. It must be noted 
that boundaries themselves were often straight lines , producing a variety 
of geometrical figures. In the new settlement areas there was little 
attempt at introducing highly irregular boundaries, other than the use 
of streams and hills. In South Australia roads were used where 
they predated agricultural settlement but this was unusual. Unsystematic 
survey did not mean the use of irregular manmade features, such as 
hedges, as these did not exist in almost virgin lands. 
The choice before the Government of Natal in dividing its lands 
for settlement W'lS bebween systematic and unsystematic survey_ 
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Fig 10 The contrast between systematic and 
unsystematic survey. 
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property lines allotted to them. The choice was a comparatively simple 
one. It seems doubtful that the alternative of a systematic survey 
was even considered by the early Natal Governments. This was due to 
several reasons; the traditions of the original settlers, the large 
size of the initial grants, the uneven nature of the ground and a ~ack 
of surveyors. 
The first major group of settlers came from the Cape Colony in 
1837. They had been used to an unsystematic survey system, based on 
the selection of farms including the selection of farm boundaries. 
Often this was chaotic, but it allowed far greater freedom than the 
systematic survey could ever allow. The system that they had been 
used to originated in the late seventeenth century and consequently 
predated systematic colonization schemes of the Federal United States 
type. It seems unlikely that the Republican government in 1838 and 
the British Government in 1845 would have been able to impose a 
systematic survey upon Natal, as it would have involved a greater 
measure of control than etther possessed. 
The initial grants were approximately 6000 acres in extent. This 
was ten times the size of section blocks in the United States. 
over a quarter of the size of a township in the United States. 
It was 
Many of 
the advantages of the systematic survey thus ceased to exist with such 
large farms, where facilities such as schools and townships were not 
envisaged. The ease of identification was also invaluable as each 
farmer selected his own farm and subsequently had his boundaries marked. 
Systematic survey could have been used but its advantages were greatly 
reduced in the context of Natal. 
The physical nature of Natal placed serious obstacles in the way 
of systematic survey. It was possible that survey lines \'lOuld cross 
mountains and that some farms would be poorly situated for water and 
communications across the farm. This was true of parts of the United 
States but initial systematic survey had been across fairly level lands 
where lines could,be readily surveyed. South Australia introduced 
a modification of surveying farm boundaries along the crests of 
mountain chains where the mountains were a major barrier~ 
A systematic survey depended upon prior planning and accurate:?¥!' 
" 
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survey. There was a complete lack of surveyors in the first seven 
years of Natal's existence. During this period systematic surVey 
was beyond the capabilities of the settlers and the situation 
resulting from free selection of properties was recognised by the 
surveyors when they arrived. 
No attempt was made at any date to introduce systematic survey. 
Some of the settlement schemes were divided into square or rectangular 
plots for ease of measurement, but no overall scheme was evolved to 
cover regions of Natal. 
A few definitions are needed before discussion of land allotment 
is possible. Two main types of tenure were awarded in Natal. 
3 
were quit rent tenure and freehold tenure. These two had many 
points in connnon, but there were basic differences. Quit rent 
These 
tenure had its, origin as a fixed rent paid by a freeholder or copy-
holder in lieu of service. Land was thus held securely providing 
the rent was paid annually and the property could be transferred or 
inherited. No time limit was placed upon the agreement and the 
landlord had no right of eviction other than for non-payment of rent. 
It is interesting to note that this form of land tenure was abolished 
in England in 1924 (only 8 years before Sout h Africa did so). In 
Natal land bearing a moderate quit rent was issued without its having 
to be purchased, although in the Cape Colony a purchase price was 
charged. Land held on quit rent tenure could be purchased bY 4the 
occupier and converted to freehold tenure. Freehold tenure in 
Natal was free of rent or the usual servitudes. It was usually 
purchased and no rent was payable upon it thereafter. Under Roman-
Dutch law, which was in operation in Natal, the owner of a freehold 
property acknowledged no higher landlord. In addition the 
Government also leased land, allowing the occupier to use the land 
for a limited number of years upon the payment of a fixed annual 
rent, and frequently subject to regulations on stocking densities. 
No title deed W3S issued as was the case with both quit rent and 
freehold tenures as the land remained legally Crown Land. The 
government in 1904 also introduced the concept of leasehold property 
which could be converted at any stage of the lease into freehold 
.... '11' . 
l{ii~ 
;unon an undertaking to pay t 'he h . )J-:t) pure ase pr~ce of the land (leasehold 
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with an option to purchase). 
In the case of quit rent and freehold tenures the land was granted 
by the Crown. Most Colonies made the distinction between quit rent 
grants and freehold sales, but the distinction, although adopted at 
first in Natal, became blurred until the term grant applied to any 
alienation of land by the Crown • . The grants were for areas ·surveyed 
and registered as Crown Gr ants in the Deeds Office (Appendix III). A 
grant could therefore apply to any sized piece of land. 
There was considerable controversy over the term farm in Natal, 
particularly in the period before 1860. In the period before 1849 
farm and grant were almost synonymous. However the term farm has 
been reserved for the ownership unit by definition. 
'*'-
Nany of the 
grants were also described as lots. Often several lots ';vere grouped 
together to form one grant , which was entitled "Lot •••• " The term 
lot is very loose meaning almost any size of grant or subdivision of 
a grant. Subdivisions of grants were always referred to as lots. 
The term plot has been re served for the small subdivisions of the 
original grants. The term particularly applies to the small divisions 
laid out for the settlers from 1849 to 1851. The organisation of the 
land is shown in Figs. 11 to 18. The division of the Counties into 
original cadastral units i s the basis of much of the study. 
3.2. Early English Settlement 1824 - 1838 
European settlement in Natal began in 1824, when a group of English 
traders and. adventurers gained permission from Shaka, King of the Zulu, 
to form a settlement around the bay at Port Natal. This was the first 
permanent European settlement in Natal, and it was engaged primarily 
in trading. In 1835 Captain Gardiner was sent by the Cape Government, 
and he created the first semblance of local government with the 
4 formation of a committee of management. The officers of this 
committee were entitled to ~evy certain taxes and perform some public 
duties. They were also recognised as having the right to distribute 
and grant land in freehold among themselves. 
o 
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clearly defined, and the areas were never measured. Each person 
appropriated a tract of land as appeared to each party to be of an 
area of 3000 acres, taking care not to encroach upon the property of 
the others. In 1838 the settlement was destroyed by the Zulus and 
the properties were abandoned. Some were subsequently sold under the 
authority of the Republican Volksraad. Only two were found by Cloet~ 
in 1844. to have been effectively occupied, although the claims to 
half a dozen others were subsequently recognised by the Land Commission 
in 1848. Part of the area occupied by the original farms was later 
occupied by the Townlands of Durban. 
The small settlement has left little permanent imprint upon the 
property patterns. The English settlement was always small, consisting 
of a handful of men, and they never laid claim to the land of the 
interior of Natal which had been included in Shaka's grant. It would 
have been impossible without Imperial military support and a large number 
of settlers. It is of interest to note that · the area granted by Shaka 
in the form of a corridor running inland from Durban coincided with the 
corridor of empty land later occupied by the Tr~kkers and now forming 
the main axis of communications in Natal. 
3.3. The Republic of Natalia 
3.3.1. The Establishment of the Republic 
It ~7aS only with the arrival of the Voortrekkers in Natal in 
November 1837 that the present pattern of farms began to take form. 
Natal was undoubtedly an area of major attraction to the Trekkers. 
The reason was possibly that the re-connaissance expedition in 1834 
had reported favourably on the lush appearance of Natal, and upon the 
fact that the grasslands of the country appeared to be virtually 
devoid of a Native populati~n. Natal, even though it was adjacent to 
the Zulu military monarchy appeared to be well suited to the colonization 
by the Trekkers. The Trekkers with their own independent government 
would be able to settle border questiuns in their own manner, not as 
the British Government had done in the Eastern Province of the Cape 
Colony, where it had vacillated producing an air of uncertainty among 
the European population. 
The Trekkers crossed the Drakensberg and Came into Natal in late 
j. 
-55-
1837 and settled in the ~pper Tugela Basin. There followed two years 
of uncertainty while the Trekkers attempted to pacify the Zulus and 
gain recognition for the occupation. During this period the condition 
of the country was unsettled and farmers periodically tended to con~ 
gregate in central laagers in times of hostilities. However, after 
the Battle of Blood River, in December 1838, more widely spread 
settlement was considered possible in much of N~tal. 
~ 
The settlement in the period of the Republic of Natalia was in the 
first instance related to the lines of communication; Firm links 
with the immigrants remaining across the Drakensberg were retained 
by the Trekkers. It was n~tural therefore that the main areas of 
settlement straddled the main route from the Drakensberg passes to 
Durban. These considerations did not, however, preclude some 
Trekkers from settling in highly inaccessible areas and even beyond 
the boundaries of the Republic. 
3.3.2. Land Policy of the Republic 
The Trekkers established their own government in 1838. The 
supreme authority was the elected Volksraad or council, which drew 
up the laws and regulations for the Republic. One of the first 
actions of the Volksraad was to establish machinery for dealing with 
the land question. The Volksraad alone had the right of conferring 
grants of land. The procedure was discussed and elaborated, and 
finally set forth in the law of the 14th April 1841 "regulating the 
right of Burgership and the possession of lands in Freehold within 
. 6 
the Republic of Natal". Distinction was immediately made between 
town lots and country farms. . Priority in land grants was given to 
those who had arrived first, so that they chose the best lands. 
Under the law, all burgers, being married or of age, who had entered 
Natal before the end of December 1839, were entitled to two farms, 
and those who arrived subsequently to only one. It was felt that 
the latter had not done or suffered so much for the promotion of 
peace, quiet and safety as the former. Also boys aged between 15 
and 21 were entitled to one farm. 
3.3.3. Cape Land O·~er8hip System 
By custom a farm had come to mean an area of 3000 morgen or 





has to be traced in the development 'of farm grants at the Cape of Good 
Hope from 1654 onwards, under the Dutch East India Company. The first 
grants were made in that year near Cape Town on a loan basis to 
Company servants. These grants ~'lere small at first, but as the interior 
was opened up the loan place increased in size until it was accepted 
that the possessor of a loan place could occupy ground up to an extent 
of "three hours' ride around the middle point of his place, that is 
half an hour on every side". 
At this stage it must be realised that it was not yet legally 
necessary to call in a surveyor to mark out the boundaries of a loan 
place, unlike the freehold lands. There were indeed insufficient 
surveyors in the Cape Colony to cope with all the work involved in 
land grants. The applicant for a loan place therefore had to define 
his boundaries as best he could, and the way in which he did this was 
to ride for half-an-hour in several directions from a central point, 
called an 'Ordonnatie' \>lhich was generally a local feature such as 
a spring or conspicuous rock or sometimes a planted stone where no 
local feature existed. He could not, of course, include land already 
claimed by a neighbour, and it therefore became the custom to choose 
the Ordonnantie at not less than an hour's ride from any neighbouring 
one (Fig. 19). Subsequently the half-hour's ride was declared to be 
equivalent to 750 roods or approximately a mile and three quarters by 
present standards. The horse had to be ridden at walking pace and 
not faster. vfuen loan places were later allowed to be converted 
after survey into what were called quit rent farms, the area allowed 
. 'on conversion was 3000 morgen (6350 acres) which is somewhat larger 
than the area contained within a circle with a radius of 750 roods. 
In 1732 a system of land tenure called 'erf pacht' or quit rent was 
introduced which meant that upon payment of an annual sum varying 
according to the capability of the soil the applicant received a more 
secure form of title. A surveyor's diagram was necessary, and it was 
often found that the land occupied by loan place farmers exceeded their 
grants. These farms were granted for periods of 15 years at a time, . 
leading to a certain amount of instability. In 1813 a new system 
of perpetual quit rent was introduced which, for a sum varying 
according to the value of the l3nd, gave the recipients absolute 
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legal security of possession subj~ct to a small annual quit rent. The 
system also laid down that boundaries on farms not yet defined by survey 
had to be surveyed, and that no farm was to exceed 3000 morgen without 
the consent of the Governor. Furthermore land could now be divided 
between heirs, which had not been possible before. 
In May 1832 the law of 1813 dealing with the granting of land 
in perpetual quit rent was suspended, although the Governor continued 
to allow it until the practice was stopped in 1838 at the express 
demand of the Secretary of State. In 1840 the newly constituted 
Colonial Land and Emigration Commission made a return of all land in 
the Empire which was fit for colonisation. The Cape Government stated 
that there were probably 34 million acres pf empty land, but that most 
of it was too rocky, mountainous and sterile to be fit for use. It 
seemed probable that most of the land was probably not worth the 
expense of measurement. This situation "lith a lack of good or even · 
average land, combined with the Government's demand for the purchase of 
land, undermined the whole of the Afrikaners' concepts of land ownership. 
The Voortrekkers therefore regarded 3000 morgen as a farm. Natal 
possessed a plentiful supply of land, and there appeared to be no more 
need for restriction than there had been in the interior of the Cape 
Colony in the previous century. Land appeared unlimited, and there 
appeared to be enough for the future as well. Furthermore, the 
restrictions of the new British system of sales could be forgotten in a 
scheme dra"t-m up by the Voortrekkers themselves to cater for their own 
needs. 
3.3.4. Republic of Natalia Land Administration 
In 1838 a Registry book had been opened in Pietermaritzburg to 
record the claims to farms. 8 The Vo1ksraad had permitted the land-
drosts to issue certificates of registration in respect of unoccupied 
lands which only became valid to confer title after subsequent 
inspection and report. After a claim had been registered, inspection 
took place. Two inspectors defined the boundaries of the farm, using 
as far as possible the natural landmarks and rivers as the limits 
betl1een the adjoining farms. There was no surveyor available to the 
Government, so that it was impossible to measure the area or to place 




that nO farm should exceed 3000 morgen, many did so by considerable 
amounts as subsequent surveys showed. 
\~en the report of the inspector had been transmitted to the land-
board, a further investigation took place to see if any adverse claims 
were present, or if there were any servitudes such as outspans which it 
might be necessary to impose upon the land. After these enquiries 
had been satisfied, a regular grant in writing or on a printed form was 
issued to the parties upon payment of a fee of £l.lOs. (20 Rixdollars) 
excluding the fees for the inspection of the farm, which were paid 
directly to the inspectors. 
The period during which the Republic of Natal was in full control 
of the country was short, so that the land settlement did not run its 
full course. In the course of the first two years, 1838-40, 2.5 
million acres of land were registered in favour of 254 persons, only 
49 of whom appear to have personally occupied their grants. In all 
9 1780 farms were registered during the period of the Republic, which 
would have involved an area of approximately ten million acres, only 
a little less than the area of the Republic itself. About 500 grants 
were inspected, reported upon and granted by the Volksraad until the 
month of October 1842, when the Commandant of Port Natal requested 
that no further grant of title be issued in the name of the Republican 
, , 10 
Government. 
The l~nds, although issued as a freehold grant, were subject to 
taxes , Section 6 of the Law of 14th April 1841 stated that "every 
burger (male or female) shall be bound to pay annually the sum of 
twelve Rixdollars or eighteen shillings for the protection he or she 
receives in regard to their lands". This sum, however, was not to be 
paid on small lots but only with regard to places below 3000 morgen 
but above 1000 morgen, while the proprietors of lands exceeding 3000 
morgen were to pay an additional sum; and those holding lands 
exceeding 4000 morgen were to be liable as the owners of two farms. 
This rate was approximately the same ,:IS in the Cape Colony, amounting 
to 3d. per 100 acres per year. This was a form of perpetual quit 
rent, ,but the phrase was not used because of its unpopularity in the 
Eastern Province of the Cape Colony, from which many of the trekkers 
had come. As a result all the grants issued by the Volksraad recite 
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" b 'b' t that the lands are given in "full and free property ut rema~n su Jec . 
to all the provisions of the general law regulating the right of 
burgership. The system of ~ moderate quit rent W3S thought to be 
reasonable at the time. Few individuals could bear the payment at 
the time of a sum which a grant in freehold would normally require; 
owing to the shortage of money in Natal. 
3.3.5. The end of the Republic of Natalia 
The final period of the Republic of Natal was disorganised. 
Distur.bances became more acute. Many of the settlers abandoned their 
farms on the instructions of the Volksraad and congregated together 
in central laagers. Farms were bought and sold rapidly, and some 
landowners amassed large numbers of farms. Commandant Rudolph asserted 
that he owned 40 farms, which would have amounted to a quarter of a 
million acres. ll 
One of the m~in features of the final period of the Republic was 
a surprising rise in the value of farms. Farms had previously changed 
hands at prices as low as a third of a penny per acre. Full records 
exist for 198 farms. These farms were subject to 87 transfers in the 
period 1839-1844, which showed a steady increase in land values, 
particularly in 1843 and 1844. The rising prices came about as a 
result of the presence of land speculators but even by mid-1844 land 
prices rarely exceeded Is. per acre. This was a considerable increase 
on the average price of 4d. to 6d. per acre in 1842. 
The land specu13tor was one of the first fe~tures of the British 
annexation of Natal. In the uncertainty of the period October 1842 
to February 1848, the speculators were able to pursue their activities 
with considerable success. Francis Collison was the first upon the 
scene. He acquired 14 of the 198 farms mentioned above in 1843 and 
a further 4 of doubtful value. The expectations of high profits led 
some Cape merchants to enter the trade in land claims. 
In 1847, 13 mercantile firms claimed 62 farms totalling 230,000 
acres for which p.'lyment at about 2d. an acre had been made. Nuch of 
this was of doubtful title, however. In 1846-47 good land with 
'doubtful title' was said to sell at ld. to 2d. per acre, while 
neighbouring land of poorer quality but with 'good title' sold for 
as much as 3/3td.
12
, but this was exceptional and only occurred in 
• 
the coastal belt, which appeared lo be suitable for close settlement. 
3.4. The British settlement of the Land Question 1842-1849 
3.4.1. Introduction 
The unsettled political situation in southern Africa led 'to 
the British occupati'on of Port Natal on the 4th May 1842. The occu-
pation force had instructions not to attack the Trekkers and the . 
Volksraad simil~rly di d not wish for trouble. Fighting developed, 
however, and the Volksraad submitted to the authority of Queen Victoria 
on the 5th July 1842. Natal was then in a sta.te of turmoil. l1any 
of the trekkers felt t hat it was better to leave Natal and retire 
across the Drakensberg than once more come under the British government 
with all the undesired conditions which had been imposed upon them. 
The agreement of 5th .Tuly 1842 laid down that, pending the determination 
and settlement by Her Majesty's Government, the tenure of the Trekkers' 
farms should not be interf~red with. At first this appeared to be 
moder,'3.tely encouraging. 
It was brought to the attention of Captain Smith, the Commandant 
at Port !.l9.tal, that land transactions of .'.l highly dubious nature 
were taking plnce. It was found that titles were being issued and 
signed by the Secretary of the Volksraad and backdated to before the 
Volksraad's submission to the Crown. Smith became alarmed at the 
transactions which, he was told, involved about 2000 grants. Further-
more money was being extracted for acts of transfer and as transfer 
duty. On the 24th October 1842 Captain Smith issued a Public Notice 
in which ·he used his authority to "utterly prohibit the issuing of 
such documents and declare the act thereof to be illegal." Further 
he stated that "the power to guarantee a right to land now held by 
the emigrant farmers and others of Her Majesty's subjects residing 
in the Natal territory, now rested solely with Her Majesty's Government 
or those to whom such power shall be delegated". Anyone, whether a 
British subject or not, was warned against preparing, signing or in 
any manner whatsoever circulating, the illegal documents. 
penalties would be imposed on persons contravening the new 
regulations. 
Heavy 
Thus not only the political future of Natal was thrown open to 
confusion, but also t he question of land ownership was left in doubt. 
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The entire system of land grants 'authorised by the Volksraad was 
brought into question, and the title deeds were declared illegal. 
In other words, in the eyes of the British government, no one had a 
legally binding title to any land in the territory of Natal. As 
this was realised 80 more trekkers left Natal. An alternative to the 
Republican land grant became one of the immediate major problems 
facing the British government. 
Sir George Napier, the Governor of the Cape Colony, suggested 
that those who had been granted final title by the Volksraad before 
the rebellion should have their claims considered. It was most un-
likely that claims based on illegal title deeds would be considered 
so that no one could benefit from the transactions which had been 
,. Ii· . b 13 ta~Lng pace n PLetermarLtz urge 
3.4.2. The Cloete Commission 
On the 13th December 1842 Lord Stanley, Secretary of State for 
the Colonies, in a letter to Sir George Napier, approved the British 
advance into Natal and laid down the basis of the settlement of the 
14 land question. Lord Stanley proposed that an officer, with the 
title of Her Majesty's Commissioner should go to Natal and communicate 
"tlith the settlers upon various matters. A similar approach had been 
adopted two years earlier in New Zealand in disentangling that country's 
conflicting land claims. Lord Stanley stated that: 
"The farmers and all others within the district of Natal 
shall be protected in the enjoyment of all such lands as 
they or those from whom they derive their claim, shall 
have bona fide occupied for the period of twelve months 
previous to the arrival of the Commissioner, receiving 
a grant of such land from the Crown and subject to such 
fine or quitrents as Her Majesty may see fit to impose". 
"The Commissioner will make it his first duty to report 
to you (Sir George Napier) upon the number of farms 
and other holding lands .~nd of the extent claimed by 
each respectively; and no grants or sales of lands 
shall be made to any person pending the signification 
of Her Majesty's further pleasure upon the subject". 
On the 4th Hay 1843 Sir George Napier issued a Proclamation 
announcing that Port Natal was a British territory. The proclama-
tion reiterated Lord Stanley's despatch and announced that a 
I 
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Commissioner would be appointed to deal with the problems of the 
Natal district. The Proclamation further dealt with the affairs 
of Natal. The Honourable Henry Cloete was appointed Her Majesty's 
Commissioner on the 12th Hay 1843 and was issued with his instruc-
tions in the form of a Proclamation also dated 12th Hay 1843. The 
proclamation required the Commissioner to investigate and report on 
the situation in Natal. It included the following paragraphs: 
X. That the farmers and all others holding land within the 
district shall, pending the further pleasure of Her 
Hajesty be protected in the enjoyment of all such land 
as they shall be found by Her Hajesty's Commission to 
claim and to hold. 
XI. That the farmers and all others holding land within the 
district of Natal will be called upon by the said Com-
missioner to make accurate returns showing the quality 
of land which they, or from whom they derive their 
claim, shall have bona fide occupied for a period of 12 
months before the arrival of the said Commissioner, 
grants from the CrOlYn may be made to the several parties 
to such an extent and upon such terms as Her l'1ajesty 
taking into consideration the circumstances of the colony, 
the general welfare of its inhabitants and the expediency 
of raising, in any just and equitable manner, such a land 
revenue as may make the charge of supporting the local 
government least burdensome to her subjects, may approve 
and impose. 
XII. That pending the significance of Her Hajesty's pleasure 
upon the subject, no grant or sales of land in the dis-
trict of Natal will be made to any person whomsoever; 
and that all persons are hereby distinctly warned of the 
absolute futility of any attempt to acquire a title or 
a claim to any lands in the said district by any species 
of dealing or transaction with any person or persons 
whatsoever, save and except in such cases as fall 
legitimately within the principle of the bona fide 
occupation of twelve months as in the last preceding 
articles set forth. 
Cloete thus had instructions only to report and make recommenda-
tions. He had no powers of government, and consequently Natal 
continued to be faced with the situation that, in effect, there was 
no real government. Undoubtedly the uncertainty and the long 
delays in communication with London led many of the Trekkers to 
leave in the years that the land question remained unsettled. 
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C10ete arrived at Port Natal on the 5th June 1843 and proceeded to 
Pietermaritzburg to begin his investigations. Great difficulties 
arising from the state of land grants and speculation in Natal faced 
the Commissioner. His terms of reference also were too vague to 
enable him to proceed rapidly. 
As has been shown, the state of land grants was confused. 
Farms had not been surveyed, and definitions were sometimes very 
vague, applying to farms which were impossible to identify. 
Governor Pine, when shown the records by the Secretary to the Government 
in 1850 found that 'one mart applies for a farm where such and such 
, 
a person shot a buffalo, and another for a farm at the place where 
he and his companions outspanned upon -a certain expedition,.l5 Some 
possessed non-existent farms - a problem later found in the Orange 
Free State. Several persons appeared as applicants for the same 
farm. Further confusion arose in the distribution of farms. Some 
were close together so that they could not all have 3000 ; morgen, 
while others were far apart resulting either in enlarged areas or 
unclaimed spaces between them. Furthermore claims had been raised 
to lands at St. Lucia Bay where a block of farms was laid out and 
in the south in the territory claimed by Faku. Both these areas 
',;,; were outside the district of Natal annexed by the Crown, and as a 
result such land claims lay outside Cloete's terms of reference. 
The Republic had obtained claims to land as far north as the 
Umfo10zi River and south to the Umzimvubu River. However, settlement 
was never very large in these zones, as the existing native population 
was too dense and hostile for peaceful settlement. As a result, 
most claimants came from lands covered by the British annexation, 
which excluded the more extravagant claims of the Voortrekkers. 
C10ete's instructions also imposed limits upon hi~as Lord 
Stanley had insisted upon a twelve month period of occupation prior 
to his arrival. Many of the farmers had been instructed by the 
Volksraad to congregate in central laagers for protection during 
the troubled period of native raids. This meant that comparatively 
few farms had been effectively occupied in the meaning that Lord 
Stanley gave to his instructions. C10ete came to the conclusion 




terms of the Proclamation. However there were a further 173 claims 
which were almost as good where occupation had not been continuous. 
A further class of 66 claims which held title deeds but had not 
occupied the land, and finally 120 other claims of varying substance. 
The remainder of the 760 claims received were dismissed. In his 
final report Cloete recommended that the 198 claims which satisfied 
the requirements of the Proclamation (Schedule A) and 173 claims 
almost satisfying them (Schedule B) should be recognised in full
16 
The remaining claims were placed upon a list for consideration by 1// 
the aULhorities (Schedule C). 
Lord Stanley suggested that the first (A) category should 
receive grants of 3000 acres, those in the second (B) 2000 acres, 
. 17 
and that all future grants should be limited to 2000 acres. Those 
appearing on the C schedule were dismissed, as were the other odd 
claim's. The Governor, however, increased the 3000 acres to 6000 
acres fearing a mass exodus of the Trekkers if their claims to the 
land were further restricted. 
3.4.3. Administration of the Land Settlement 
It 't-las not until 17th February 1845 that Dr. W. Stanger was 
appointed Surveyor General with instructions to proceed to the laying 
out of the farms in Natal. 18 
After defining the area of the Colony, the instructions dealt at 
length with the towns of D'Urban, Pietermaritzburg and Weenen. A 
radius of three miles was granted for each town, and vested in the 
municipal 'or other authorities. 
The sections from Number 16 related to the farm grants:-
16. Grants to be issued to parties comprised in schedules A and 
B. C is rejected. 
17. Farms - His lordship' has suggested ~hat the extent of the 
farms be limited to 3000 acres for well established claims and 2000 
for others - subject, hot-lever, to His Excellency's opinion, who has 
decided that the farms placed in A which fell within the terms of 
the 9th section of the proclamation of 12th Nay 1843 shall be granted 
to the claimants, not to exceed 6,000 acres; and in B, not exceeding 
2000 which is the extent fixed for all future alienations of land. 
18. The expense of the surveys and salaries ought to be borne by 
the claimants, and a payment of £50. should be required for 3000 
acres, which should include the redemption of the burger tax of l8s. 
I·, 
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cost of survey estimated at £11.10. and the preparation of grants; but 
His Excellency, having in view the scarcity of money in Natal, has 
decided that proposed grantees in Schedule A shall be required to pay 
only the cost of surveys and receive their grant subject to a quit 
rent of £4 sterling for 6000 acres, which they shall be allowed to 
redeem by a sum equal to fifteen years' purchase of the said rent; 
and that in regard to the cases comprised in Schedule B, the principle 
laid down shall be applied, except in particular Cases when it may be 
expedient to make an annual payment redeemable upon the same terms 
as in the larger grants, instead of an immediate payment of the 
larger sum. 
23. Tugela and Bay of St. Lucia - you will bear in mind that no 
settlement or grants of land will be permitted east of the Tugela, 
or in the country surrounding the Bay of St. Lucia, ceded to Her 
Majesty by Panda. 
24. Military Reserves - You will also observe that in all measurements, 
........ '-------
whether for the completion of grants or future sales; every care must 
be taken to avoid encroachment on land reserved for military purposes. 
The letter continued with instrtictions on how Dr. Stanger was 
to proceed and in what order the work lo}'B.S to be lone: 
25. Land Surveyors - You will he accompanied by four surveyors, and 
on their arrival you will employ them in the measurement of the towns 
of D'Urban, Congella, Pietermaritzburg and Weenen, the regular laying 
out of the towns and the settlement of claims there appearing of the 
greatest importance. 
26. Trigonometrical Survey - Another chief object of your employment 
is to ascertain by trigonometrical survey the real extent of the 
territory, the most remarkable features of which, the courses of 
rivers, and all other particulars which may facilitate the measure-
ment of farms and other subdivisions. 
27. Whilst, therefore, the surveyors shall be engaged in the 
measurement of towns as directed, you will ride over the country to 
make yourself acquainted with it, and to select the most central 
spot for the measurement of a base from which the surveyors may 
start upon the survey of the sections of country you may select. 
28. As it would occasicrn considerable and, apparently, unnecessary 
inconvenience if the measurement of the farms were delayed until 
the trigonometrica1 survey can be completed, you will, after laying 
down such triangles as the nature of the country will permit, 
instruct the surveyors to proceed to the measurements of the farms 
contained within the triangles already laid down, commencing in 
each instance with the most densely populated. 
29. Trigonometrical Survey - Before the departure of the surveyors, 
you will point out to them, as far as the nature of the country 
will permit, the features which should constitute the limits of 
whilst at work you will visit them from time 
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to time to observe how far their subsequent choice of boundaries is 
judiciously made, and whether the showing of one agrees with the 
other; and you will also generally give your advice and assistance 
to facilitate the operations. 
The instructions continued to state that a scale of one inch to 
one mile should be adopted and British measures would be used. 
Diagrams were to be aligned to facilitate the production of a clear map 
of the country. Furthermore a tariff of charges for Survey and 
Measurement W.'lS laid down. Survey fees were to be paid by the parties 
for whom the me3.surements were made. 
The financial settlement was essentially that laid down by Lord 
Stanley on 29th July 1844, except that the farms in Schedule A were 
increased in size. The price of £50. for a 3000acre farm amounted 
to. 4d.* per acre, and included the price of survey. The price for 
the 6000 acre farm, however, amounted to £60. or with survey expenses, 
only about 3d. per acre. This price applied only to the Trekkers' 
claims; new settlers were required to pay two shillings per acre 
according to the ruling Cape regulations. 
The low value placed upon the land was indicative of the lack of 
interest in the colonization of Natal. It also showed the sincere 
effort made by the authorities to stop the mass exodus of the 
Voortrekkers. This is particularly remarkable, in view of the fact 
that it was Lord Stanley who had piloted the new system of selling 
colonial Crown Haste Lands through Parliament. He had, in doing so, 
been anxious to avoid the wholesale alienation of land by the Crown, 
as this brought no material advantage to Britain. The new system 
had been designed to bring some order to the confused state of land 
policies in the British Empire in the period prior to 1843. Thus 
Lord Stanley was able to compare the prices allowed in Natal with those 
asked for in the Falkland Islands. The comparison was highly fnvour-
19 able to the Voortrekkers. The Natal land prices were lower than 
those suggested in the Falkland Islands! 
3.4.4. Dissatisfaction with the Land Settlement 
Dissatisfaction with the land settlement grew amongst the 
Voortrekkers. This was due to a number of factors unconnected with 
~This was a very different price from that recommended by the Land 
and Emigration Commissioners of £1 per acre in the Australian Colonies 
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the settlement. 
/ ' / 
Dr. Stanger lacked the necessary staff to survey the farms 
rapidly, as the urban erven, which were to be sold for cash, were to 
be surveyed first. As a result it was not until the middle of 1847 
that the first of the Trekker's farm title deeds was issued*, and even 
by the end of 1847 only 18 grants covering just over 81,000 acres had 
been issued. Progress remained slow with a further 30 in 1848, 25 
in 1849 and 20 in 1850 (Fig. 20). The freehold properties had to be 
surveyed before they were sold, and so priority was given to them. 
This tended to slow the survey of the Trekkers' properties which were 
granted on quit rent tenure (Fig. 21). 
The Government, at this time, was more concerned with the Native 
question and as a result devoted little attention to land problems. 
As a result, Andries Pretorius, the ex-Commandant of the Republic, 
made an attempt to obtain satisfaction from the High Commissioner of 
the Cape. He was unsuccessful. In the years 1846-7 the Natal 
Native Commission deliberated upon the settlement of the Native 
. 20 
quest~on. The Commission had been established to investigate and 
make recommend'ltions upon what should be done with the surplus Native 
population. It decided to recommend the establishment of a series 
of separate rural locations, eac~ capable of supporting populations of 
approximately 10,000 inhabitants. Work on the demarcation proceeded 
immediately with the laying out of the Zwartkop Location, near 
Pietermaritzburg, in November, 1846. By 1849 seven major locations 
hnd been established covering an area of nearly two million acres 
(Fig. 22). They included a number of farms which were claimed by the 
Voortrekkers and for which compensation was offered. The lands which 
were assigned to the locations, were in general the least desirable 
for cattle raising, and were therefore not required by the Voortrekkers. 
The rapid settlement of the Native land question and its apparent 
generosity contrasted sharply with the slow and apparently ungenerous 
settlement of the Trekkers' own land problems. Hrmy drew the inference 
that it was better to leave Natal than remain under what appeared to 
be 11 hostile Government. 
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Fig. 22. The Native Locations of Natal. 
0. 1. Drakensberg location No.t 
0.2. Drakensberg location No.2. 
I.l. Inanda location. 
Im.l. Impalana Location. 
Ip. l . Impendle location. 
K.R.l; Kl1p River location. 
T. L . Tugela Location. 
U. L . Umvoti Location. 
Uz. L. Umla'li Location. 
G. Groutville Mission Reserve. 
N. Nonotl Mission Re!)erve. 
LocatIons South 01 the Umkomaas 
are numbered. Those in Allred 
County are prefixed by the letter 
'A', those In Alexandra County by 
the letter'X' and those in the Upper 
Umkomanzi division of Pletermaritz-
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One group of particularly dtscontented farmers in northern Natal 
declared themselves independent of the British early in 1847, and 
1 1 · 21 then made a treaty wi th Panda, the Zu u c~ng. They agreed to pay 
him the sum of 1.000 Rixdollars (£75.) for his recognition of their 
independence. All citizens of the Republic had to pay a sum towards 
this 3mount, but in return they were to receive a farm. A register 
of land claims was opened under the registrarship of Abraham Spies. 
The farms were to be free for those helping to pay for the 1000 
Rixdollars. Hany of the claimants were new and had entered Natal 
after the British annexation and consequently had no right to claim 
land in terms of the British proclamations. The "Kl:tp River Rebellion" 
soon collapsed and many of the Trekkers moved across the Buffalo 
River into the Utrecht district, where they were able to establish 
themselves free of British control. The registered land claims were 
forgotten, and the "Klip River Rebellion" left no mark upon the farm 
pattern of Natal. 
The unfavourable attitude of the British Government at the Cape 
led many of the Trekkers to decide to leave N!'ltaJ.. The attempt by 
Andries Pretorius to disentangle the problems of Natal with the High 
Commissioner was unfruitful, and in early 1848 a large number left 
their land and prepared to cross the Drakensberg . Donald Moodie, the 
Natal Government Secretary, estimated that by the end of 1847, six-
sevenths of the land claimed in Natal was lying waste. 22 
3.4.5. The Land Commi ssion, 1848-49 
At this stage Sir Harry Smith, the new Governor of the Cape 
. Colony, visited Natal. His journey to Natal brought him over the 
e Drakensberg from the Orange River Sovreignty and through the area 
I\. 
occupied by the Trekkers. He was appalled by the destitution of the 
Trekkers. He compared their conditions to that of the Portuguese as 
they retreated before Massena in the Napoleonic Wars. His sympathy 
for the plight of the Trekkers led him to issue a proclamation on the 
10th February, 1848, requesting 'all fair and relsonable claims' to 
land to be sent to a newly constituted Land Commission. In addition 
the claimants would receive the full 6000 acre farms, and similar 
farms would be granted to other persons if they undertook to remain 
upon them for at least seven years. 
-7.1 ... 
The Land Commission consisting of five persons was set up immediately. 
Sir Harry Smith drafted a minute on the 24th May 1848 on the Land 
Settlement providing some guidance for the Land Commission. The minute 
was an explanation of the February proclamation making the work of the 
Land Commission more specific and attempting to prevent any speculation 
as ~ result of the Proc1~ation. The minute provided that:-
1. All land claims had to be passed through the Land Commission as 
a final settlement. 
2. It was recognised that the original twelve months occupation 
clause was not a suitllble test in the circmnstances, ~md the 
distinction between Classes 1 and 2* was ill-suited and so was 
removed. On the coast grants of 1500 morgen will be made 
owing to the land's suitability to crop farming. 
3. Claimants were not to be allowed to return to N.!ltal to sell 
their new rights~ All transactions had to be with the 
approval of the Land Commissioners and in Natal. 
4. Land to the North of the Tugela was to be given to those who 
might be unprovided with a farm and who desire to settle, and 
to those who sold their claims in other parts of the Colony 
may do the same. However, if the claimants pay the Treasury 
an amount equal : to the price paid to them for their claim, 
then they might be settled elsewhere in the Colony. 
5. In order that the purpose of the Proclamation shall be adhered 
to, all the claimants in Class 2 receiving 6000 acres, and 
those provided for in sections 3' and 4 should have a stipulation 
inserted into the grant that the grantee or his heirs shall 
not for a term of 7 years sell, let or hire the farm granted 
either wholly or in part without the previous consent of the 
Lieutenant Governor. Furthermore no sale of these classes 
of farm shall be legally binding, and such a farm being sold 
shall be resumable at the option of the Government upon 
payment of the value of the building erected and improvements 
made by the grantee, such value being fixed at a fair value. 
6. If anyone entitled to a grant of 1500 morgen on the coast 
should prefer a grant in another part of the Colony at 
3000 morgen, then the Board may effect an exchange. 
7. The Land Commission is temporary and intended to meet an 
emergency, and the offer remains open for one year only. 
The Land Conwission received a total of 898 claims of varying 
substance. In general the Board showed remarkable generosity as 
only 157 were rejected. Of the remainder, 235 were given to persons 
( 
*Class 1 represented farms on Cloete's A schedule and Class 2 those 
on the B schedule. 
for whom farms of 6000 acres were authorised, 27 for 3000 acres, 55 for 
less than 3000 acres. Another 78 represented new grants to persons 
who formerly had possessed no land claims but lrlho wished to settle in 
Natal. A further 299 were granted to persons formerly resident in 
Natal but who had trekked over the Drakensberg in 1847 and a further 
47 grants were recommended to persons living across the Drakensbe~g. 
To all these, occupation was required for seven years. This 
was defined as the residence of a European family on a farm, engaged 
in cultivation or grazing stock, or both, or of European tenants 
similariy engaged. In the case of adjoining farms a homestead could 
be built on the one and the rest cultivated or grazed. The residence 
of Natives on a farm, unless in the charge of a European man, was not 
recognised as occupation. 
The farms had to be inspected, and by the end of 1850, 48 persons 
had forfeited their claims for not attending their inspections, leading 
to a return of 282,000 acres. Large quantities of land were forfeited 
due to non-appearance and to illegal sales~ The problem of illegal 
sales W1S such that in. a Proclamation dated 5th August 1851 the Governor, 
Sir Benjamin Pine, relaxed the burdensome clauses regarding resumption 




was to be 2d. an acre on all lands to the south and south-east of the 
Bushmans River, and ld. an acre on lands to the north and north-west of 
the Bushm9.ns River. The reduction was due to the generally arid 
character of the country, its great distance from, and difficult com-
munications with, a market for the sale of its produce, and the 
consequently reduced value of the farms situated there. Pine had 
hoped to .impose a tax for non-occupation, but this was found to be 
against the prinCiples laid do~ at the time by the Imperial Government. 
The removal of the resumption clause led to the situation Sir 
Harry Smith had hoped to avoid, namely another exodus of trekkers 
leaving the Klip River County virtually empty and in the hands of 
speculators. The fine of ld. or 2d. an acre was insufficient to 
deter people from disposing of their claims, as it amounted to only 
about £25. or £50. on a 6000 acre farm. 
As a result there was comparatively little Crown Land left in 
suitable areas for the British immigrants who were desperately 
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needed to fill up the empty spaces. Large tracts were now useless, in 
the hands of speculators, who hoped that their investments would pay 
ample returns once colonization and closer settlement commenced. 
Similar speculations in the United States were showing that the profits 
to be made from land sales were enormous and usually worth the risk. 
In Natal, however, it was only speculators who could wait for several 
decades, who made the expected profit. 
3.4.6. The distribution of Voortrekker grants 
A total of 3,313,067 acres was alienated to the Voortrekkers or 
the purchtlsers of Voortrekker claims, under the proclamations of 1843 
and 1848 (Table 2). This amounted to approximately 40 per cent of 
the aretl of the Colony granted into private hands. These grants, 
584. in number, with an average size of 5675 acres, were distributed 
across the entire length of Ntltal from the low Drakensberg on the 
Orange Free State border to the coast. However, there were comparatively 
few grants tldjacent to the south-western and north-eastern borders 
of the Colony on the Umzimkulu and Tugela Rivers, no doubt as a result 
of Native troubles. All but about 30 of these claims were settled by 
1860, but the last grant under these regulations was not issued until 
\ 
1877 ~s a result of protracted negotiations over compensation for 
lands required by the Government around Pietermaritzburg. The 
majority of the claims were, however, laid out in the early years of 
the 1850's. 
The regional distribution showed a number of marked differences 
and contrasts (Fig. 23). The main concentration of grants occurred 
in the area adjacent to Pietermaritzburg and extending in a continuous 
belt through to Durban and north to beyond Grey town. A further 
concentration occurred in the area to the west of Weenen extending 
through the Tugela and Klip River valleys. None of these belts was 
continuous, however, and it was noticeable that comparatively few of 
the grants were on the southern side of the Umkomaas River and that 
the high Drakensberg or the area to the north of the Biggarsberg had 
been avoided. The proportions of the surveyed areas in each county 
taken up by the Voortrekker grants varied from Durban with 92.2 per 
cent to Alexandra with 8.6 per cent. The largest areas were, 
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. Fig.23. Area allocated to the Voortrekkers. 
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River with over 900,000 acres each (Table 2). 
According to the terms of the relevant proclamations the grants 
should have been predominantly 6000 acres in extent, but in fact only 
42 per cent were of an area between 5501 and 6500 acres (see Table 3). 
The actual range of size was considerable from 310 acres to 13,000 
acres. Most of the grants are betv7een 2500 and 8500 acres. 
The size of the grant increased progressively from the port at 
Durban. The average size in Durban County was lowest (3500 acres) and 
then it increased in Victoria to 4500 acres, while the average size of 
the grants in the County of Pietermaritzburg was approximately 5400 
acres, the average in Weenen and Umvoti exceeded 5700 acres, and Klip 
River approached 7000 (Table 2). The average size was closely related 
to the number of regulation 6000 acre farms granted. In Durban and 
Victoria only 23 per cent and 44 per cent respectively fell between 
5501 and 6500 acres compared with 62 per cent in PietermaritzDurg, and 
64 per cent in Umvoti, while in Weenen 15 per cent fell within the 
category 7501 to 8500 acres and 76 per cent of the Klip River County 
farms fell within this c.'1tegory. In total 67 per cent of all the 
Voortrekker farms were within the range 5501 to 8500 acres. The farms 
outside this range of sizes included a few which were larger, mainly in 
the Pietermaritzburg County with 10 out of the 13 exceeding 8500 acres. 
Among the smaller farms the main size group was between 1501 and 2500 
acres which formed 36 per cent of the Durban grants, but small grants 
were found throughout the whole extent of the colony. Even in Klip 
River County 11 per cent of the grants lay between 1501 and 2500 acres. 
One of the most noticeable features of these grants was their 
discontinuity. The original extents of the farms under the Republican 
Government were never determined by survey, resulting frequently in the 
enclosure of more land than the grantee was entitled to. The grantee 
remained in possession of the extra land, due to the inability of 
the Government to detect discrepancies. Upon survey in the early 
1850's many of the farms were found to be far in excess of the areas 
allowed, particularly in the Klip River County and the farms in the 
Tugela valley of Weenen County. These grants were in some cases 
cut down, leaving gaps between the farms (Fig. 24). In a number of 
cases the farms set aside for claimants were disallowed or not 
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TABLE 2 
GRANTS ALIENATED TO THE VOORTREKKERS 
County Number Area 
Klip River 144 938,810 
Weenen 108 617,714 
Umvoti 67 390,401 
Pietermaritzburg 180 967,682 
Victoria 45 204,482 
Durban 35 122,542 
Alexandra 5 26,436 
Total 584 3,313,067 
TABLE 3 












Weenen Umvot1 it Victoria Durban A1ex- Total 
(acres) River 
mar z- andra 
burg 
501 1 I 1 
501- 1500 1 3 1 5 
1501- 2500 16 11 3 23 7 12 72 
2501- 3500 2 6 6 17 5 7 2 45 
3501- 4500 5 3 4 6 4 2 24 
4501- 5500 4 6 ~ 3 4 26 
5501- 6500 11 57 38 112 22 8 2 250 
6501- 7500 16 9 13 2 1 41 
7501- 8500 90 16 1 1 108 
8501- 9500 '\ 1 3 4 
9501-10500 
10501-11500 3 3 
11501-12500 1 3 4 
12501-13500 1 1 
Total 14l~ 108 67 180 45 35 5 584 
TABLE 4 
BOUNDARIES OF VOORTREKKER GRANTS 
Total All Total Over Over Over 
No.of straight not ~ straight J:zstraight l;; straight 
Grants sides straight 
Klip River · 144 119 25 15 9 1 
Weenen 108 82 24 18 7 1 
Umvoti 67 61 6 5 1 
Pietermaritzburg 180 143 29 25 12 
Victoria 45 29 16 12* 4 
Durban 35 20 15 8* 7 
Alexandra 5 2 3 2* t 
Total 584 456 128 85* 41 2 
N .B. 4 farms have coastal boundaries but otherwise only straight 
boundaries (2 in Victoria and 1 each in Durban and Alexandra) 
! r' 
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required either before or even after survey, resulting in other gaps 
appearing. As a result the pattern of the grants was somewhat 
irregular. In addition a number of Voortrekker claims fell within the 
areas of the Native Reserves and compensation had to be afforded to 
these claimants in lands outside the Reserves but unclaimed by other 
grantees. In this way the pattern of Voortrekker grants as finaily 
laid out in the period 1847 to 1860 when most of the claims had been 
met, differed in detail from that which obtained during the Republican 
period in the early 1840's. 
3.4.7. Farm Boundaries of ,the Voortrekker Grants 
The boundaries of the farms have naturally had a profound effect 
on later farms, and the problems of managing farms, whose boundaries 
were laid out in waste land. The rectangular pattern was not used 
but this did not mean that natural features such as rivers were used 
instead. The most popular boundary was a mountain crest line, where 
a series of beacons could be erected. In flat country such as the 
i, 
K1ip River Basin, the surveyors made use of any slight eminence to 
place a boundary marker. It was always desirable in days before the 
introduction of extensive fencing in the 1870's that boundaries should 
be visible. As a result farms usually extended to both sides of a 
river, even on the middle Umgeni, as the hills on either side were far 
more conspicuous than the river itself. Rivers where they were used 
for demarcating farm boundaries had a severe disadvantage. Beacons 
from which the survey had to be undertaken were usually well below the 
general level of the land, as most Natal rivers had to some extent 
incised themselves fairly recently. As a result auxiliary survey 
points had to be erected at increased expense and time, and it was quite 
frequently difficult to see where the farm boundary reached the river, 
unless inspection of the river bank itself was undertaken. The 
importance of visible landmarks for demarcating farms before the intro-
duction of barbed wire in the latter part of the nineteenth century 
cannot be overemphasised. 
The result was that of the 584 surveyed Voortrekker grants 456 
had sides composed only of straight sides between convenient points. 
In 85 Cases over three-quarters of the boundaries of the farm were 
straight, and in a further 41 cases over half of the boundaries. Thus 
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only two farms had other than straight boundaries for more than half 
their extent. There were eight f~rms with coastal frontages, half 
of which otherwise had only straight boundaries apart from the coast 
(see Table 4). 
The two main rivers which were taken as boundaries were the 
Tugela River, which was bordered by 35 Grants and the Umgeni River i, 
bordered a further 27. Other rivers of sufficient visibility or 
width were the Mooi with 7, the Umlazi with 7, and the Umkomaas with 
10. Greater use appears to have been made of river boundaries in 
coastal counties than in the interior. In the ~oastal counties 34 
per cent of the Voortrekker grants made use of river boundaries as 
opposed to 17 per cent in Klip River, 22 per cent in Pietermaritzburg 
and Weenen and 11 per cent in Umvoti. This could be attributed to 
the perennial nature of the rivers in the co'astal belt which made it 
undesirable to have land on two sides of a river which might be difficult 
to ford. In addition the smaller grant size in the coast districts, 
where the length of sight was appreciably shorter than in the interior, 
made it less necessary to use visible landmarks, as straying was less 
likely. Also the nature of the vegetation tended to mask the 
eminences, making readily determined boundaries like rivers desirable. 
The length of the boundaries of the farms was also an indicator 
of shape. The shape of most farms in the newly opened lands, such as 
Australia or the United States, in the nineteenth century tended to be 
square. The square was convenient, easily measured and left no spaces 
between adjacent farms. The theoretical hexagon which possessed the 
' shortest perimeter for the area contained, leaving no remainder, was 
not used in any part of the world owing to difficulties in survey_ 
The Voortrekker farms were laid out in many shapes. Not one of 
them was square, although 'a number were approximately so. Probably 
the best indicator to the farmer of the shape of the farm, which he 
obtained, was the perimeter - the length of line which he would have 
to fence or patrol. The ideal would have been a circular boundary 
as was adopted in the Cape Colony in the eighteenth century. This was 
impractical and a square farm became the ideal. The Voortrekker 
farms were not square. The perimeter of the farm thus deviated from 
the ideal perimeter of a square containing the same area. In general 
-83-
the length of the farm perimeter was larger than that of the theoretical 
square. The importance of this increase can be gauged from the . fact 
that a square 6000 acre farm had a perimeter of 12.2 miles. A 20 
per cent increase in perimeter amounted to a further 2.5 miles which 
would either have to be fenced or patrolled, thus presenting the 
farmer with increased problems of stocking. In Table 5 an attempt 
has been made to show the ratio of the actual length of the perimeter 
to the length of the theoretical perimeter of the square farm of the 
same area. 
TABLE 5 
RATIO OF THE PERIl1ETERS OF VOORTREKKER FARMS TO THEORETICAL SQUARE FARMS 
County Ratio of square farm perimeter (1.) to actual length 
, 0.9 1.0 1.1 1.2 1.3 1.4 1.5 1.6 2.0 
Klip River 4 71 40 17 7 2 1 2 
Weenen 61 26 7 6 4 3 1 
Umvoti 2 34 17 9 4 1 
Pietermaritzburg 3 84 49 22 12 9 1 
Victoria 1 23 12 6 2 1 
Durban 1 8 14 7 1 1 1 1 1 
Alexandra 1 3 1 
Natal 11 282 161 68 32 18 6 5 1 
The range of shapes is considerable, from farms which were virtually 
circular to some of very elongated shapes, including two which were 
composed of two portions joined only at a single point. The reason 
for much of the complexity is the high number of sides per farm. Six 
or seven sides were . general and a number had over a dozen sides. 
Beacons were sited so as to take advantage of any convenient survey 
point. A few farms were more compact than squares, approaching a 
circular shape, but this "laS unusual. Nearly half were approximately 
square or with perimeters close to that of the theoretical square, 
and a further quarter 20 per cent to 100 per cent greater. There 
appears to be no regional variation in the shape and no correlation 
with size is discernible either. 
3.5. Imperial land policy 
3.5.1. The basic concept 
Natal, as part of the British Empire from 1842 onwards, was 
regulated tn the disposal of its Crown Lands, by the various acts 
and regulations devised by the British Government. The system of 
land grants and sales in operation in British Colonies had recently 
:~ ') 
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been revised in terms of the 1842, Disposal of Waste Land Act. The 
idea that land was the basis of colonial colonisation led to a strict 
control on alienations in the Colonies. A code of regulations had 
been dral~ up by the Colonial Land and Emigration Commissioners to 
23 
guide new colonies of settlement. The Commissioners drew upon 
the considerable experience that had been gained over the years and 
upon the ideas of Edward Gibbon Wakefield, who had expounded a 
system for the development of British colonies. Wakefield's ideas 
had been tested with some success in the foundation of South Australia 
in 1837 and New Zealand in 1840. It was therefore natural that the 
British authorities should attempt to incorporate a similar scheme 
into the land settlement of Natal. 
The basic ideas of the Wakefield system provided for the following 
d o i 24 con 1t ons: 
1. Land should be sold only at a fixed 'sufficient'price. 
2. The proceeds of land sales should be used to subsidise 
the emigration of bona fide colonists. 
3. The volume and pace of emigration should be closely cor-
related with the amount of land available. 
4. Settlement should expand in a contiguous block (the 
principle of concentration). 
( 
The additional idea was that a large measure of local self 
government should be given to the colonists so that another England 
could be planted beyond the seas. This was not looked upon in the 
1840's with favour by the Commissioners, although it was adopted in 
Canada and Australia in the late 1840's and 1850's. Owing to the 
unfortunate state of local politics and the lack of population, 
Natal did not receive responsible government until 1893, the last 
colony of settlement to do so. 
The price of land was rightly regarded as the controlling 
agent in any colonisation scheme and this was the subject of some 
considerable confusion. The original Wakefield idea had been for 
land to be sold at a fixed 'sufficient' price. The sufficient price 
was intended to redress the balance between the three elements of 
land, labour and capital. The absence of one of these or the super-
abundance of another had hitherto caused colonial paralysis, in any 
prospective colony of settlement. The restoration of an 
equilibrium or balance between the three would open up unlimited 
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prospects of ~rogress. The whole process was controlled by the price 
of land and here the sufficient price was designed to ensure a well 
balanced colony, and a reduction in the amount of destitution in 
England. The price had to prevent labourers in the colonies from 
becoming landowners too soon, and thus ensure a supply of 1 ,~bour for 
the capitalist and also to hinder the spreading or dispersion of. 
settlement, but it was not to be so high as to condemn the labourer 
to perpetual servitude, without the hope of eventually owning his own 
land. However, the ihkefield concept was modified to a certain extent 
and Lmd was sold in most colonies by public auction with a minimum 
upset price, which like the fixed sufficient price was predetermined. 
The actual decision on which method to adopt, appears to have been 
made largely at the discretion of the colonial governors, ",ho 
interpreted their instructions in the light of their own judgments upon 
the subject. 
The apparent conflict between the fixed and the minimum price was 
most noticeable in Australia, where the fixed price had been intro-
duced to Victoria but after discussion rejected elsewhere. 25 Its 
disadvantages became apparent in that the possibilities of raising 
L 
higher prices at auctions were denied to the Crown, and in consequence 
the amount of money available to finance immigration was reduced. 
Fixed prices were not popular and such a system was not proposed for 
South Africa. 
Each Colony fixed its own minimum price. In Australia it was 
fixed at £1. per acre in 1841. Frequently the auction system allowed 
higher prices to be charged. The Australian colonies were at first 
unusual in being able to obtain such a high price. In other colonies 
it was much lower, ranging from 2s. in the Cape of Good Hope, 5s. in 
Ceylon, 4s.1ld. in Lower . Canada, and 6s.7d. in Upper Canada. In New 
Zealand the price was fixed at lOs. per acre in 1844 but was reduced 
to 5s. per acre in 1853. The Province of Canterbury in New Zealand 
was able to fix a price of £2. per acre in the 1860's. 
In the United States of America a policy of land sales in place 
of free grants had been in operation since 1785. It was natural 
that many idea s were taken from the working of the most successful 
settlement scheme of the nineteenth century, namely the opening of 
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the American West. The ruling price of land in the United States 
since 1819 had been $1.25c. (5s.) per acre.* American policy up to 
1862 falls into two stages divided by the year 1841. In the period 
up to that year land was looked upon as a source of revenue. Sales 
were by auction with $1.25c. as a minimum price. Land was surveyed 
regularly and no advance of settlement beyond the surveyed line was 
permitted. Prices frequently rose to as much as $5. per acre. 
Congress in 1841 changed the national land policy recognising that land 
could be used to attract settlers. From that date for the next 
twenty-one years anyone could purchase 160 acres of land at a fixed 
price of $1.25c. an acre. Further purchases could be made at 
auction sales. Sections avaiVlb1e for purchase and for auction sales 
were defined. In addition, claims could be staked before survey. 
These measures worked well and encouraged the rapid colonization of 
the mid-western states. 
Inevitably United States policies were regarded with interest by 
the British Government. It is noticeable, however, that the United 
States policy was directed towards agricultural settlement only. 
The open range, or the restricted grazing are'1s, had no place in 
American thought and so sheep and cattle farms were temporary features 
which could be swept away by advancing agricultural pioneers. In 
this respect it was at variance with the measures adopted in Natal. 
3.5.2. British land policy in the Cape Colony and Natal 
In the Cape Colony, to which Natal "ras attached until 1856, the 
principles of the Colonial Land and Emigration Commissioners and their 
predecessors had been largely ignored. It was only in 1838 that land 
grants on a small annual quitrent had ceased to be issued, while the 
introduction of the auction was not a success. In May 1841 the 
Commissioners Lsid down that the lands in the Cape Colony were to be 
sold at a uniform price of 5s. per acre. This, however, was not a 
*Originally in 1785 when the Congressional system of land alienation 
had been introduced a price of $1. (4s.) per acre had been 
adopted as the minimum price at auctions for the disposal of the 
Public Domain. The price had been raised in 1800 to $2. an acre 
but was reduced in 1819 to $1.25c., at which it nominally remained 
throughout the nineteenth century. 
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success as the land available was poor, and with the departure of the 
Trekkers a considerable quantity of good land, especially in the 
Eastern Province, had come onto the market at prices which were well 
below the Government's price for poor, unimproved land. However 
the Commissioners had had doubts about the desirability of a uniform 
fixed price. The Austr~lian practice in New South Wales of pl~cing 
all surveyed Crown land up for auction and then leaving the unsold 
portion open for disposal to the first comer at the upset price, 
appeared to have some practical advantages. This was, however, not 
part of the Wakefield theory. The practice, it was hoped, would 
avoid the inconveniences of the auction system, which resulted in 
violent fluctuations in the prices fetched owing to the variable 
amounts of land placed on the market at each auction and to variations 
in demand and competition for land. 
In September 1843 a new system of sale by public auction with a 
minimum upset price of 2s. ,per acre was introduced and grants of land 
on quit rent tenure were to be finally abolished. A price of ~8~ per 
acre was felt to be as much as the Government could hope to obtain in 
a Colony where there was too much land in relation to the available 
manpower. The system of sales by auction was introduced to Natal 
where the price of 2s. per acre was retained, until new regulations 
were introduced in 1848, which raised the upset price to 4s. per acre. 
The increases in price were due to the suppo'sed greater fertility of 
Natal, and to the better chances for sale of Government land compared 
with the Cape Colony. 
A price of £1 per acre which had been desired by the Colonial 
Land and Emigration Commissioners was beyond the possibilities of 
Natal, where land prices were low as a result of the vast Voortrekker 
land grants and subsequent speculation. It was also thought that 
a higher price would lead to a loss of emigrants who might be 
attracted to the cheaper lands to be had in the areas under the 
control of the Ttekkers. The price of 4s. per acre was not related 
to the market value of the land but to the notion that this would be 
a reasonable price to encourage beneficial settlements. Higher 
prices would be charged for the more desirable lands, but whereas in 
the United States and in Australia prices usually exceeded the 
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minimum due to good competition betl-leen would-be purchasers, competit ion 
was poor in Natal and most land was sold at the 48. minimum price. 
Only occasionally did the price reach £2. per acre for the more 
desirable tracts of land in the coastal districts. Again the price 
w~s not related to its actual value or to the expected value of the 
lands, once improvement had been introduced. The price also only 
related to agricultural land and ignored pastoral activity. Wakefield, 
limself, had to a great extent ignored the 'squatters' of the Australian 
colonies, and consequently they remained outside the regulations, as 
* clearly 4s. per acre was too high for pastoral lands. It is doubtful 
however if 4s. was realistic as the Voortrekkers had just been given 
land, both pastoral and agricultural at 3d. an acre, which was akin 
to the pastoral price suggested by Gipps. No attempt was made to 
class land accordirtg to its potentVll, grading the price according to 
. + 
agricultural use that could be made of it. As in l>1estern Australia 
land was too plentiful on the market, and so one of the first conditions 
of the Wakefield theory did not operate. 
The idea of settlement in a contiguous block which was a feature 
of the Wakefield scheme, and which had rigidly been followed in South 
Australia could not be followed in Natal, but the idea was developed, 
that new sales could be limited to fill in the areas between the 
Voortrekker grants. Under the Wakefield scheme the principle of con-
centration had been thought to be most beneficial. With a reasonably 
dense rural population, a network of services such as schools, churches, 
chapels, shops and markets could be provided. Isolated frontier 
conditions such as existed in the United States would be avoided, and 
the life pattern of the colonist made as closely similar to that of 
the rural population of England as possible, except that he would 
enjoy considerably more space and greater prosperity. The freehold 
sales policy up to 1856 was designed to give effect to these con-
siderations. 
*In 1842 Sir George Gipps, the Governor of New South Wales, had 
calculated that a price of l~d. per acre for grazing land was the 
correct price under the Wakefield theory and using the premises of 
the Colonial Land and Emigration Commissioners. His suggestion 
was never acted upon to sell land in freehold to graziers. 
+ By 1830, 1.2 m. acres of land had been alienated but only 160 acres 
were cultivated. As a result land l'1:lS sold at anything from 3t;d. 







The empty spaces between the Voortrekker farms, particularly in 
Victoria County, where the Voortiekkers had avoided the coast, were 
filled in with grants to planters, who intended planting a wide 
range of tropical and subtropical crops, such as sugar, arrowroot, 
indigo and coffee. These men were either in the Colony already or 
were attracted by the comparatively cheap and attractive land. 
Purchases were brisk, although many of the planters overreached them-
selves and were unable to pay for thei.r land and labour, and con-
sequently went tankrupt. In addition the Government wished to 
attract large numbers of colonists to settle the remaining agricultural 
lands. 
There was no lack of suitable colonists to people the new 
settlement areas of the world. Emigration from the United Kingdom 
increased rapidly as a result of the Irish famine, and depression in 
England, and reached a maximum in the early 1850's (see Table 6). 
However, comparatively few emigrants went to Natal. 
TABLE 6 
EMIGRATION FROM THE uNITED KINGDOM 1845-1860 
Year Total to U. S. A. Australia &. British Remainder 
Emigrations New Zealand North America including 
Cape &. Natal 
1845 93,501 58,538 830 31,803 2,330 
1846 129,851 82,239 2,347 43,439 1,826 
1847 258 ~270 142,154 4,949 109,680 1,487 
1848 248,089 188,233 23,904 31,065 4,887 
1849 299,498 219,450 32,191 41,367 6,490 
1850 280,849 223,078 16,037 32,961 8,773 
1851 335,966 267,357 21,532 42,605 4,472 
1852 368,764 244,261 ;, 87,881 32,873 3,749 
1853 329,937 230,885 61,401 34,522 3,129 
1854 323,429 193,065 82,237 43,761 3,366 
1855 176,807 103,414 52,309 17,966 3,118 
1856 176,554 111,837 44,584 16,378 3,755 
1857 212,875 126,905 61,248 21,001 3,721 
1858 113,972 59,716 39,295 9,704 5,257 
1859 120,432 70,303 31,013 6,689 12,427 
1860 128,469 87,500. 24,302 ~I, 786 6,881 
Source: F. H. Hitchins - The Colonial Land and Emigration Connnissioners, 
Appendix 10 • 
Table 6 shows that over 50 per cent in all years and occasionally 
as many as nearly 80 per cent of the emigrants went to the United 
States. Concern l'TaS felt at the loss of so many people to the 
Empire and efforts were made to attract them to stay under the Crown, 
by diverting them to one of the colonies. One of the main tasks 
of the Colonial Land and Emigration Commissioners, after their 
establishment in 1840, was to disseminate information on the 
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Colonies, but Natal "laS never feat:ured very largely as it was realised 
that the amount of land available did not warrant the introduction of 
any large scale scheme •. It is interesting to note that when the 
Colonial Land and Emigration Commission was abolished in 1878 only 
Natal and the Falkland Islands had not established their own agency 
to deal with immigrants. 
There was no government scheme of emigration to bring in the 
numbers of colonists who were needed to fill up the empty spaces and 
provide security against Native attacks in the early years of the 
Colony. The promotion of immigration was left to private enterprise 
and provision was made for an overall supervision of private schemes 
by the Colonial Land and Emigration Commissioners in London and 
through their agents in the main ports. The proceeds from land sales 
and quit rents were quite insufficient to subsidise large scale 
immigration as envisaged by the Wakefield scheme and actively pursued 
in the Australian colonies. The revenues from the sale of lands had 
been intended to pay for the introduction of settlers under the basic 
Wakefield theory and this had been applied with success, but in Natal 
land revenues were extremely low. In 1849 land revenueS amounted to 
£2414 (£2150 from land sales and £264 from quit rents.) This did 
little more than pay for the cost of the administration of the 
Surveyor General's Office, and certainly left nothing for assistance 
to immigrants. 
If free colonists could not be attracted to Natal, there was 
always the alternative of introducing transported convicts in the 
1840's and 1850's. Transportation had been a feature of many 
colonies of settlement. New South Wales had started as a penal 
settlement but had stopped the practice in 1840 when the Colony was 
firmly established. Convicts in the late 1840's were looked upon 
as an asset to the colonization of an area by certain colonies. In 
the main they were looked upon as a solution to the problem of an 
excess of land but a lack of labour, one of the situations the 
Colonial Reformers had sought to remedy. The situation of an 
excess of land over labour resources was particularly acute in two 
colonies in the 1840's, Western Australia and the Cape of Good Hope. 
" ,
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The situation at the Cape has already been outlined. That in. Western 
Australia has certain parallels which make it interesting in the 
context of Natal. The Swan River settlement was established in 1829 
and by 1832 1.2 million acres of land had been alienated but only 1500 
persons lived in the Colony. Only half the population lived on the 
lsnd. There was clearly an excess of land over labour in the Colony, 
a fact pointed out by the systematic colonizers. Western Australia 
Dtruggled for twenty years until 1849, 'rhen the Government was finally 
convinced that the importation of convicts was the only solution to 
its problem. The inflow of convicts after 1850 together with the 
free settlers also despatched by the Government undoubtedly assisted 
the economic recovery of Western Australia. 
The Government of the Cape Colony also resorted to the introduction 
of convicts in an attempt to gain settlers farthe Co10ny.26 trans-
portation to the Cape was approved in September 1848 and an attempt 
was made in the following year to land convicts at Simonstown. The 
Anti-Convict League in Cape Town, however, successfully prevented 
the convicts from landing, and consequently prevented South Africa 
from becoming a penal settlement on the lines of New South Wales or 
Tasmania. The rejection of convicts by the Cape Colony automatically 
excluded them from Natal, and the question was not seriously raised 
again, although the sugar planters in 1855 attempted to gain support 
for the introduction of convicts but were unsuccessful. It is open 
to question whether this was a wise move as the problem remained and 
in 1860 Indian indentured labourers had to be introduced creating a 
considerable number of problems for modern Natal. The success of 
convicts in l.Jestern Australia suggests that the Cape populace was 
wrong to exclude convicts from South Africa and certainly Natal could 
have benefited greatly from their introduction. Thus Natal had to 
rely on free colonists, who had to be induced to come to Natal by 
any means possible, including gross misrepresentation of the true 
facts of the situation. 
3 .• 5.3. Innnigration schemes in Natal 1847-1851 
Special regulations were drawn up to encourage privately 
sponsored schemes of settlement under the special surveys provision of 
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the Imperial Waste Lands Act, 1842. The special survey provided for 
the sale of large blocks of land on special terms to proprietors who 
undertook to introduce settlers onto their land. Under this scheme 
persons paying sums of money in England for the purchase of land 
would become entitled to nominate a definite number of ~migrants 
who, if eligible and approved, according to the Commissioner's rules. 
would be provided with a free passage to Natal. Originally deposits 
of not less than £1000 were demanded but in 1850 this was raised to 
£5000 to remove emigration schemes from the hands of persons and 
companies with insufficient capital to carry out their obligations. 
This deposit was to be used for the purchase of land in the Colony. 
The settler willing to pay in advance for lands in Natal and to take 
with him his own labourers could do so, but deposits were not to be 
less than £100 (per party of 10). Individual immigrants would become 
entitled to 20 acres and in addition 5'acres would be added for each 
child. Choice of plot was to be granted to the immigrant out of 
at least double this quantity of land. 
The first major scheme of immigration proposed came from a group 
27 of Cape merchants in April 1847. It was stimulated by the increasing 
needs of the Lancashire cotton mills for their raw material which was 
fetching a high price on the London market. The 'group, organised as 
the Natal Cotton Company, asked for a grant of 30,000 acres which 
at the ruling Cape price would cost £3000. In addition another 
£6000 would be spent on the importation of 100 German families who 
were to be advanced money for their labour and maintenance, but the 
advances were to be repaid from the expected cotton crop of the land 
~o-thirds to the Cultivator, one third to the Company). The group 
,calculated that by the end of 5 years all but £5.500 would have been 
repaid out of the firm's original capital of £20,000. The company 
would however possess the fixed assets, namely land, houses, ware-
houses and machinery with at least 24,000 acres under cotton in full 
cultivation and an annual income of at least £25,000 a year. 
The scheme was approved with modifications by the Government and 
in May 1848 the Natal Cotton Company acquired 22,750 acres in 
Victoria County. which it was thought would be suitable for cotton 
cultivation. The land was purchased at the Cape price not the new 
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Natal price of 4s. per acre and the first 10 per cent of the purchase 
price was paid in July J848, but no further payment was made, and the 
attempts at introducing immigrants were not pursued. Payment, it had 
been agreed, would be made by the introduction of immigrants with a 
drawback of £10. for each approved immigrant from the United Kingdom. 
As none were introduced the scheme was abandoned and the land was 
forfeited to the Crown. This grant, 'Cotton Lands', remains the 
largest single tract of land granted at one time to a single company 
or person. 
Jonas Bergtheil, one of the promoters of the Natal Cotton Company, 
undertook his own colonisation scheme separately at this time. In 
1847 he cdllected together a group of 47 German families which he 
settled on land he had purchased in the interior- of Durban County .. 
In all he had purchased 15,000 acres extending to the Umgeni from 
Wandsbeck including the farms Clermont and Kraansklodf. Under the 
contract drawn up between Bergtheil and the immigrants, each immigrant 
was to rent 210 acres from him; 10 acres for the production of 
vegetables and the remainder for cotton. Each tmmigrant was expected 
to cultivate as much of his land as possible, at least 50 acres. 
The scheme failed, as cotton was unsuccessful, and irrigation im· 
practical. The immigrants were later allowed to purchase their land 
and it was used for vegetable growing. However, extensive areas 
remained in the possession of Bergtheil and in the hands of the Natal 
Land Company which he formed to manage the estate. Bergtheil put 
forward several other schemes involving division of Voortrekker farms 
into plots of 50 acres with extensive commonages, but none of these 
was approved by the Government. 
The largest and most important immigration scheme was that 
organised by Joseph Byrne in the period 1849-51. He is credited with 
introducing nearly 5000 immigrants. 28 The scheme which adhered to 
the general rules of the Colonial Land -and Emigration Commissioners 
29 was modified in some respects. The scheme provided that: 
1. Byrne should deposit from time to time at the Bank of 
England sums of not less than £1000 to be placed to the 
credit of the Colonial Land and Emigration Board. For 
these deposits he would receive a credit which would be 
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employed in the purchase of land in Natal, under the 
general regulations for sale by auction at a reserve 
price of 4s. an acre. 
2. Byrne would enter into private arrangements with 
emigrants and where these were in approved categories, 
he would receive a drawback of £10. per adult or £5. 
per child on receipt of ~ certificate of landing and 
settlement from the Natal authorities. 
3. The departure of the emigrants was to be under the 
supervision of the Land and Emigration Board. 
4. Byrne would undertake to give each approved emigrant at 
least 20 acres, witq the right of choice out of at least 
double that quantity. Five additional acres was to be 
allowed ,each chiid. 
5. Byrne would not charge more than £10. for an adult steerage 
passage or more than £5. for a child's. 
6. Survey fees and transfer duty were to be paid by the 
purchasers or grhntee of the land. 
Operating on these terms Byrne proposed to deposit, from time 
to time, sums totalling £5000 and to send out 500 emigr&nts, which 
with land at 4s. an acre would entitle him to 25,000 acres. If 
this was successful, he would ask for the right to send out another 
500 emigrants. He received the answer that if the scheme proved 
satisfactory no limit would be placed on the extent of emigration 
allowed upon these terms. 
The scheme in practice meant that Byrne and his backers could, 
for an investment of £1000, obtain land orders which, at the upset 
price of 4s. per acre, would purchase 5000 acres of land in Natal. 
The whole £1000 would be refunded to them as soon as 100 emigrants 
had been settled. The emigrants themselves would have to pay 
passage money and would pay their o~m survey and transfer fees. 
However 100 emigrants settled on 20 acres each would take a total 
of 2000 acres, leaving Byrne with n clear profit of 3000 acres. 
The original £1000 could be reinvested in fresh land orders and 
the transactions repeated. It would not be until competition had 
forced the price of land up to lOs. per acre that this source of 
profit would cease, and then this would be compensated for'by 
lands accumulated on favourable terms. The land would 
' ; ~nhati'ced in value by the occupation and cultivation of the 
I 
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intervening lots, so that it appeared to be a sound investment. 
The first emigrant sailed in 1849 and more followed rapidly. 
However no land was available for them when they arrived, and they 
had at first to be placed upon a farm which Byrne had purchased 
privately from F. Collison, 'Vaalkop and Dadelfontein'. There was 
severe criticism of this move, as the land was unsuited to arable 
farming. 
Byrne's agent was faced with the problem of finding a compact 
block of land which would be suitable for the emigrants. The Govern-
ment nade the confiscated lands of the Natal Cotton Company available 
and several other blocks of land were sought out both on the coast and 
in the Midlands. This was only the first of the problems which beset 
I 
the scheme. Horeland, who was Byrne's agent lnd surveyor, required 
payment for his surveys and he was unwilling to survey lands which 
might not be taken up by the settlers. As a result the surveys were 
slow and the animosities which grew up between Moreland and a number 
of the officials did not improve conditions, as the slowness in the 
registry of titles further aggravated the situation. The profits 
which Byrne had expected from sales of land failed to materialise. In 
consequence his financial resources were strained and finally in early 
1851 he went bankrupt. His bankruptcy effectively ended the 
immigration scheme. It also caused destitution amongst the settlers 
who had entrusted their savings to Byrne. 
Many of the immigrants refused to take up their lands and sought 
employment e1semlere. Some retained their allotments in the hope 
that they would increase in value and could be sold at a profit. 
For many of them the survey expenses which amounted to about 2s. an 
acre, would have drained their resources. Survey expenses were in 
some cases equal to the value of the claims. However, the claims 
were retained in the hope that concessions would be made. 
The claims were sold and under Ordinance 2 of 1851 the transfer 
of claims from one settler to another was speeded up, as the payment 
of transfer duties was waived. Only a declaration before a mag'istrate 
was necessary to enable the emigrants, who did intend to farm, to buy 
out their neighbours' land and so consolidate a larger farm which would 
be granted as a whole. However, the rate of forfeitures increased 
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as Ordinance 2 of 1851 also stated that transfer of land had to be 
completed within two months of the notification that the Deeds were 
ready. Ordinance 5 of 1849 had allo\ ... ed a. year. As a result 
110 claims were forfeited to the Crown under Ordinance 5/1849 and 
545 claims were forfeited to the Crown under Ordinance 2/1851. 
Later claims were entertained as the time limit was extended to 23rd 
August 1854, and even subsequently late applicants were allo,"led to 
receive their title deeds, providing they were specially endorsed 
that the Government had waived the forfeiture. Correspondence and 
claims continued until the early 1860's. 
The reasons for the failure of the emigration scheme have been 
ascribed to several causes. First the idea that a 20 acre allotment 
would be sufficient to provide a living for a person. The whole 
scheme was "based upon a mistaken notion of the physical nature of 
"30 the district. Owing to difficulties such as the lack of flat land 
, 
and water it was suggested that 200-500 acres would be a more suitable 
area. For the ordinary labourer set down on his plot with no capital 
the situation was impossible, especially as Natal was still undeveloped, 
without ro,!lds and bridges and generally with the plots at some con-
siderable distance from the Port. As a result the Governor, Sir 
Benjamin Pine, in 1850 suggested a primary division of the Colony 
into 200-300 acre parcels to be later subdivided according to the 
special needs of the immigrants. 
The lands offered to the settlers were totally unsuitable for 
close settlement of the type envisaged by the promoters. Plots of 
20 or 50 acres, even with the temporary commonages, were inadequate 
to keep a settler and his family. The 80 acre plots of South 
Australia and the 160 acres of the United States at this ttme were 
laid out on comparatively level land which could be cultivated and 
used for crop raising. Much of the land granted to the Byrne 
settlers was rugged and difficult to cultivate and as such it was 
beyond them to do so, especially as t~ey lacked the knowledge and 
means to grow cotton, one of the purposes of the settlement. 
Several other small schemes were worked out at about the same 
time. Henry Boast and William Lund organised a co8perative 
movement in Yorkshire which they thought would be more likely to 
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provide beneficial occupation of the land than a land jobbing 
speculation. Eventually 200 settlers went out under the scheme and 
the total area of land to which they were entitled under the drawback 
on emigrants was shared amongst them. The area selected was at York, 
to the north of Pietermaritzburg. 
John Lidgett's scheme was a commercial venture of a man already 
experienced in the business of transporting emigrants to the colonies. 
In January 1850 he deposited £1000 as a first venture in Natal but 
" 
his agent found that there was no suitable Cro~m Land available and 
as a result private Voortrekker grant farms to the north-west of 
Howick were purchased. The scheme was similar to Byrne's and 
although not unsuccessful, was subject to many delays so that it was 
not repeated. 
A scheme was also arranged in the Karkloof mountains by Hackett 
and Milner. The scheme envisaged larger than usual plots of land 
and the right to cut timber on neighbouring lands. The average plot 
size was nearly 140 acres, which was appreciably larger than those of 
the other settlement schemes laid out at this time', However the 
scheme suffered from the inaccessibility of the settlement and the 
rugged nature of the l~nd which virtually precluded agriculture. 
The Wesleyan settlements under the "Protestant Emigration and 
Colonisation Society" under the patronage of Lord Verulam and the 
"Duke of Buccleuch's Settlers" were more successful. The emigrants 
came out under the Byrne scheme but received 40 to 50 acres instead 
of 20. The Wesleyans found it better to purchase land privately, 
while the Duke of Buccleuch's settlers were more fortunate in that 
the Duke had agreed to pay the expense of the survey and transfer fees, 
which had been a major cause of the collapse of the Byrne scheme. 
In addition the site chosen was one of the few remaining good areas 
left, so that the former tenants were able to move straight onto their 
allotments. These groups of settlers were placed upon the Byrne 
Estates :ott Cotton Lands and Beaulieu Estate respectively. 
Edmund Morewood also undertook his own small scheme on the north 
coast. He provided plots of varying extent but they were in fact 
no more generous than the Byrne settlements. He appears, however, 
to have succeeded in obtatning purchasers for all the plots and these 
'<-'. 
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were unaffected by later Government resumptions. 
The Government also undertook a direct colonization scheme in 
1850. It was planned at Sterkspruit, close to the main Pieter-
maritzburg to Durban road. Its position indicated that it had a 
reasonable chance of success and consequently the Government demanded 
n per acre. At Sterkspruit plots of 50 to 80 acres were laid out 
with an extensive commonage. At least 22 plots were planned but only 
9 were occupied, and these l'1ere soon abandoned by their owners. The 
area remained a commonage occupied by Natives until in 1892 it was 
decided to sell the land to the Natives. Undoubtedly this experience 
discouraged the officials of the Surveyor General's Office from making 
further attempts at systematic colonization. 
Despite their limited scope the area taken up by the various 
nwmgration schemes was considerable ( Tl1ble 7). A total of over 
142,000 acres was laid aside for the immigration schemes, and of this 
77,334 acres were surveyed into plots (Fig. 25). Further areas were 
TABLE 7 
AREAS OF THE 1850 SETTLEMENT SCHEMES 
Estate 









Victoria Lots 44-47 
Victoria Lots 31 etc. 
Other Victoria Lots 




























Total No. Area of No. of Area of 
of Plots Plots Plots of 20 acre 
20 acres Plots 
122 5,225 66 1,320 
196 9,935 105 2,100 
169 7,545 73 1,460 
159 7,301 73 1,460 
50 2,284 25 500 
79 2,882 33 660 
45 2,140 24 480 
208 15,033 23 460 
27 2,422 
43 2,974 16 320 
1,098 57,741 438 8,760 
79 2,438 41 820 
60 9,367 8 160 
63 2,157 21 420 
32 4,311 
22 1,320 
1,354 77,334 508 10,160 
purchased by some of the promoters such as Morewood and Lidgett, but 
these were probably not intended for settlement schemes. The areas 
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Fig.26. Orig inal plan 01 the Cottonlands Estate. 1850. 




Fig. 27 Original plan of Harmony Estate, 1850. 
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marked. Only 8 out of 73 and 4,out of 25 plots on the Harmony and 
Little Harmony Estates respectively were allocated to settlers. The 
remainder were rejected. Other promoters were no more successful. 
On Lidgett' s scheme at Riet V.'1llei only 7 out of the 21 surveyed 
20-acre plots were taken up. 
However, on the Cotton Lands Estate all 23 plots of the 20-acre 
size were occupied and Morewood similarly was able to dispose of all 
his 20-acre plots on the coastlands. It was apparent that 20 acres 
was worth possessing in Victoria County, whereas the value of such a 
plot in the Midlands was low. On the coast it was found that 20 acres 
could be made into a working unit, if with a great deal of effort. 
The choice of land offered to the colonists was not generous and 
the grid iron plan of plots, into which the larger grants were divided, 
gave little scope for the inclusion of better land with the poorer. 
Each of the estates included larger plots of land. These were 
more successful. On the Beaulieu Estate only nine plots exceeding 50 
acres were not taken up out of the 49 surveyed. At Harmony the 
figures were 16 left out of 27 and at Little Harmony 4 left out of 14. 
The Harmony and Little Harmony Estates were, however, the least 
successful of the Byrne settlements as they were developed at about 
the time of the collapse of the scheme and were the least attractive. 
In each settlement provision was made for the layout of townships 
as service centres and each settler was granted a town plot of half 
an acre. The towns laid out included Thornville on Vaa1kop and 
Dadelfontein, Byrne on the Dunbar Estate, Richmond on the Beaulieu 
Estate, another Byrne on the Little Harmony Estate, New Glasgow, 
Veru1am and Hount l10reland on the Cotton Lands Estate, York on Boast's 
scheme and Lidgetton on Lidgett's scheme. Several of these towns 
failed to develop. Byrne on Little Harmony was not laid out, while 
towns such as New Glasgow and Mount Moreland failed to develop at all. 
Substantial commonages remained for the use of persons owning the 
town plots. These were composed pf the unsold remainders of the 
Estates. There was little systematic attempt to provide suitable 
permanent commonages on the Estates. Richmond for example had to be 
granted a commonage by the Governor in 1894. It was the remainders 
or commonages which the promoters hoped would increase in value as 
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the settlement grew and developed. In most cases the value of the 
commonages failed to live up to the expectations of the promoters. 
The layout of the estates presented problems to later colonists 
and landowners, in that frequently a dozen or more plots laid out in 
the 1850's had to be put together to provide an economic unit, and this 
led to problems of tr,'lnsfer and to wholesale consolidations. A large 
number of the settlers, too, left their plots, thinking them to be of 
little value and did nothing to improve them. As a result laws were 
passed in 1869 and 1872 to enable the Crown to resume possession of 
unoccupied land and allow it to be granted once more, usually in larger 
blocks. 
In general, the immigration schemes were a failure from an 
agricultural point of view. They did benefit the colony by introducing 
settlers; ciany of whom remained but not necessarily On the land. Many 
migrated to the towns and some of those who possessed sufficient funds 
emigrated. The schemes provided for closer rural settlement, even 
though most settlers chose not to remain on their plots. Furthermore, 
the schemes showed that a more realistic approach was necessary with 
regard to the disposal of Crown Lands. 
3.5.4. Freehold Sales 1847-1860 
Prior to 1856, Government land sales had been concentrated in 
Victoria and Durban Counties. Lots were surveyed for occupation by 
planters of tropical crops. The lots were small, often under 100 acres 
in the areas close to Durban, but increased in size along the Victoria 
coast towards the north. The Voortrekker grants in the southern part 
of Victoria County had been surveyed to leave a narrow coastal belt 
of Crown land. This land was regarded as useless for pastoral 
farming, but the Government correctly foresaw that the future of the 
area lay in crop farming. 
Originally (in 1847-48) the Government had planned 94 small lots 
on the coast of Victoria County, which would have completely cut 
the Voortrekker grants off from the sea (Fig. 28). Effectively, 
these lots were broadly coincident with the area of coastal bush. 
However, sales were slow and in 1848-49 twenty-one of the lots were 
to claimants under the 1848 Land Commission's proceedings. 










Fig. 28. Original plan of Victoria County. 1847. 
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original concept of separating coastal agricultural lots from the 
pastoral lots of the interior of the county was lost, although the 
remaining 55 lots were sold in freehold and more were sold further 
North, near Stanger. 
Government land sales were more successful on the Bluff at Durban. 
The area had been divided into lots of approximately 30 acres apiece. 
Twenty-four lots were sold in 1851 for prices between £1 and £2 per 
acre. A further 11 lots were sold in 1857 for prices bet't-Teen £1 and 
£5 per acre. The small lots were regarded as good investments and it 
would appear that over half the lots sold were purchased by speculators. 
Interest in coastal properties was, however, revived in 1855 
upon the south coast in Durban and Alexandra Counties. Areas within, 
or surrounded by the Um1azi Location and in Alexandra County were 
planned fot' division into lots 300-600 acres in extent in the Durban 
county and 6000 acres in Alexandra. These schemes, however, came to 
nothing as communications along the south coast were poor and up to 
the 1880's produce had to be taken by sea rather than by road to 
Durban. In 1860 the Government decided to provide endowments for 
the Collegiate Schools of Pietermaritzburg and Durban by means of land 
grants. Under Acts 18 and 19 of 1861 the Government gave two grants 
to each school. These consisted of a block of surveyed lands in the 
Umlazi Location and one of the 6000 acre farms in .·Uexandra for the 
Durban Institute, together with another 6000 acre farm in Weenen 
adjacent to the Fort Nottingham Townlands and some town erven in 
Grey town for the Pietermaritzburg Institute. 
The endo't~ent of the schools was disapproved of by the Colonial 
Land and Emigration Commissioners, who saw the dangers of the scheme 
from the experience of Canada where vast tracts had been given to 
schools and churches. However, the scheme was allowed to go forward 
owing to the resentment aroused by the Commission's rejection of the 
1857 Quit Rent Regulations. The Commissioners stated: 
"Lands thus held are a great impediment to the progress of 
the neighbourhood and a serious evil to the settlers and 
it 't-Tould therefore have been better if some other means 
of endowing the colleges had been adopted. But on the 
whole it has been decided to leave the Acts for the present 
to their operation, although the attention of the Lieutenant 
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Governor has been called to the objections to which they 
"31 
are open. 
The Commissioner's warning was quite correct. The lands 
remained virtually unused due to their inaccessibility, although the 
Grey town erven brought in an income and the Durban Umlazi lots could 
be rented. The Government however resumed the land in 1903 (under 
Act 41 of 1903) and granted it in the normal way to settlers. This 
was possible as a result of greater Government control over the 
schools and their financing, making endowments redundant. 
In the period from 1847 to 1360 a total of 208,070 acres were 
sold with freehold title (Table 8 and Fig. 29). In most cases these 
sales occurred in the period from 1847 to 1852 when the major settlement 
schemes were undertaken. Of the freehold properties, 102,044 acres 
were sold to the proprietors ·of the major schemes. In addition, 
10,698 acres were set aside for missions (8813 acres for the Church 
of England and the remainder for the Dutch Reformed Church) and a 
further 11,420 acres for school purposes. The Weenen school farm 
"Collegiate" was not surveyed until later. The remaining 143 lots 
covering 82,908 acres were surveyed for private occupation (Table 9). 
TABLE 8 
AREAS SURVEYED FOR· FREEHOLD SALE 1847-1860 
County No. of Lots Acreage 
Umvoti 2 1,904 
Pietermaritzburg 95 95,981 
Victoria 82 85,858 
Durban 43 6,115 
Alexandra 18 18,212 
Nat.!il 240 208,070 
TABLE 9 
AREAS SOLD 1847-1360 (EXCLUDING SETTLENENT SCHEI,mS, SCHOOLS & CHURCHES 
County No. of Lots Acreage 
Pietermaritzburg 21 21,623 
Victoria 70 48,378 
Durban 35 1,143 
Alexandra 17 11,764 
Natal 143 82,908 
3.6. 1856 Military Grants 
The government ,,,as in particular faced with the problem of 
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Fig. 29. Areas surveyed for freehold sales 1847-1860. 
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to that adopted in British Kaffraria at this time. In 1857 the German 
Legion members were granted farms in Kaffraria for a small quit rent 
and military service, and the scheme t1aS extended to the whole of that 
32 
colony when the main farm pattern was laid out between 1858 and 1861 • . 
Due notice was taken of the potential of the country and the size of 
farm was laid out accordingly. 
In Natal by Proclamation 81 of the 7th July 1856 an attempt was 
made to attract ex-soldiers of the Crimean War and others, who would 
~ssist in the defence of the Colony, by offering farms of 50 to 3000 
acres in extent at an annual quit rent of £5. per annum. The terms 
were, however, onerous and included among othet provisions: 
1. "That the temmt would at all times have and keep ready for his 
own use at and upon the said farm a serviceable horse and a serviceable 
gun with necessary ammunition. 
2. That for the purposes of the defence of the District he would ~t 
all times have and keep !iving at and upon the said farm for every 1000 
acres of land over and above 1000 acres or for every fractional part 
of such 1000 acres exceeding 500 acres one man besides himself, fit 
for service, provided with a horse and efficiently armed with a 
serviceable gun and supplied with ammunition. 
3. That once a year the owner and his men shall have to assemble in 
arms on horses for muster and inspection. 
4. Within two years a substantial dwelling house of brick or stone, 
of not less dimensions, inside 16 ft. wide by 36 ft. long with walls 
9 ft. high and 14 inches thick divided into not less than 3 rooms by 
walls of solid mason work, had to be constructed.* 
These terms did not have the desired result as only 23 grants 
were issued covering 58,915 acres (Table 10 and Fig. 30). Two of 
these were immediately re-issued under the regulations of 1857 and 
the remainder proved so unpopular that the scheme was suspended and 
by Law 21 of 1863 the owner was able to release himself from the con-
ditions of military service and convert his grant to freehold upon 
payment of a sum equivalent to twenty times the quit rent. 
The actual sizes granted varied from 227 to 6163 acres. The 
last imposed the burden of supplying six armed men upon the owner. 
*Similar conditions were attached to American grants, but open to abuse 
as the 12 by 14 dwelling might be a model constructed in inches, or a 
portable house moved from grant to grant. This was done in Australia 
as well. However the Natal authorities do not seem to have encountered 
such difficulties, and the conditions were never fully enforced. 
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Nineteen of the farms were between 1500 and 3500 acres demanding the 
support of either two or three armed men. The majority of the 
grants were of lands ndjacent to the settled area and no doubt it 
was hoped thnt they would, if the scheme had been more successful, 
have formed a buffer between the main body of the colonists and the 
Native Locations, and more particularly between Natal and Zululand. 
Grants in Umvoti and Victoria Counties were specifically designed for 
the protection of the Colony from attacks from Zululand. 
TABLE 10 
AREAS OF MILITARY GRANTS, 1856 
County No. of Grants Act'eage 
Umvoti 6 13,561 
Pietermaritzburg 13 34,427 
Victoria 2 9,437 
Alexandra 2 1,490 
Total 23 58,915 
3.7 1857 Quit Rent Grants 
Natal U.:lS created a separate Colony by Letters Patent dated 
15th July 1856 which provided for a new Legislative Council and for 
its control over a number of matters. The question of the disposal 
of Crown Land was left in .:In ambiguous state whereby the Colony 
administered the dispos.:ll of land but the Imperial Government had 
the right to veto any action it felt to be irresponsible. As a 
result the disposal of land became caught up in local politics as it 
had been in the Australian colonies, but the Natal Government was in 
a weaker position with regard to the Imperial Government, as events 
were to show. 
The Natal Government was concerned at the lack of settlers and 
made strenuous attempts to find a way of attracting them. It was 
realised that persons with at least a small amount of capital were 
required and thnt terms would have to be made which would direct them 
to Natal rather than to sorne other British Colony or the United States. 
It was decided to re-introduce the idea of the quit rent farm, as 
opposed to freehold, but without any conditions which might appear 
onerous. 
On the 29th April 1857 a Proclamation was issued which allowed 
the occupation of unappropriated Crown L,:md subject to 11 perpetual 
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quit rent. The Colony w~s divided into two m~jor classes of area, the 
second being divided into three. The conditions were as follows: 
"Class I Unappropriated Crown Lands in the Counties of Klip 
River, Weenen, Umvoti and Pietermaritzburg (exclusive of 
Ward 6) and also in that part of the Division now called 
Upper Umkomanzi, not being nearer than forty miles from the 
seashore would be gr.!lnted in farms not exceeding 3000 acres 
on condition of occupation and at a perpetual quit rent of 
one farthing (~d.)per acre. 
Class II Unappropriated Cro~rn Lands in the Counties of 
Victoria and Durban nnd in the Division now called Lm-1er 
umkomanzi, as also in that portion of the Division now 
called Upper Umkomanzi being within forty miles of the 
sea would be granted on condition of occupation and as 
follovlS: 
1st: Unappropriated lands situated within 20 miles of the sea 
shore and 30 miles of the Port of Durban would be granted 
in farms not exceeding an area of 300 acres at a perpetual 
quit rent of twopence halfpenny per acre (2~d). 
2nd: Unappropriated lands situated beyond 30 miles of the Port 
of Durban and within 20 miles of the sea shore would be 
granted in farms not exceeding an are·a of 600 acres at a 
perpetual annual quit rent of one penny farthing (l~d.) 
per acre. 
3rd: All other unappropriated lands included in Class 2 would 
be granted in farms not exceeding an area of 1000 acres . 
at a perpetual annual quit rent of three farthings (\d.) 
per acre; but in all farms granted as above and not 
occupied a fine per acre of four times the amount of 
quit rent per acre and in ~ddition to the said quitrent. 
The division of the country was based on its supposed capabilities 
for agriculture in the case of the coastal belt nnd for p .~storal 
activity in the case of the interior. Communications with the Port 
of Durban were recognized as the key factor in encouraging the 
development of export crops such as sugar and coffee, and as a result 
land near to Durban tended to become more valuable. However much 
of the south coast still depended upon seaborne traffic, so that the 
economics of 20 miles of land transport and 30 miles of sea transport 
was sound. 
There was naturally .:l considerable demand for land under such 
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generous terms. They were h.:liled as a great inducement to colonists 
as representing terms ~lhich few other colonies had offered. The 
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Proc1am.:ltion, however, ,~lthough' aimed at promoting emigr~tion to Natal ' 
was lacking in safeguards. The fine for non-occupation cou1d not be 
regarded ,'lS :1 deterrent to speculators, ,as the maximum payable was 
only just over E12. per ye.:lr. As a result the number of applications 
was consider:1ble and it soon became apparent that the remaining Crown 
Lands would be taken up by people already in the Colony, before the 
new conditions could be made known in the United Kingdom. 
The Governor tried to overcoma this problem by issuing another 
Proclamation ' on the 3rd July 1857 restricting the terms. Persons 
,'llre,'ldy in possession of 3000 acres or more within the Colony would 
be ineligible for any further grant under the new conditions, while 
persons in possession of less th~n 3000 acres could only secure an 
amount which lo1ou1d bring their total holdings up to 3000 acres. 
Eventu.:llly acting on the .:ldvice of the newly constituted Bo.:lrd of 
immigration the Governor, in a Proclamation issued on the 7th September 
1857, declined to accept any more applications for l.:lnd from persons 
already resident within the Colony. 
The British Government in the form of the Colonial Land and 
Emigration Board was apprehensive over the new Ordinance regarding 
it as a return to the previous period of free grants. 
Finally, the Secretary of State ordered the revocation of the 
Proclamation which was duly implemented by a Proclamation issued on 
the 2nd July 1858. The revocation of the 1857 Proclamation at this 
date had the result of frustrating the Government's p1~ns for immigration, 
now that the terms had been publicised in the United ' Kingdom and a 
flow of immigr:mts was beginning to arrive. 
thus lost l:1nd to no advantage. 
The Natal Government 
The Colonial authorities, however, were slow to make the fact 
known that the system of 1,!md grants had ceased and the itmnigrants 
showed themselves highly diss:ltisfied upon their arrival in N.:ltal. 
As a result the Government was forced to issue a Government Notice 
(No. 66 of 1859) on the 9th of August 1859 stating that persons who 
, could prove th,'lt they had left the United Kingdom before the cgnce11.n-
tion of the regulations had become generally known, would be entitled 
to the smne terms as they had been promised before their departure. 
The Governor then tried to insert new terms under a Government 
-112-
Notice issued on the 16th August 1859 (No. 66 of ' 1859(Amended» 
whereby the grant was cut to half and could not be alienated for six 
years. This was later cancelled and claims filed under Notice 66 
of 1859 were treated .~s normal applications so as not to allow dis-
satisfaction to injure the prospects of further emigration to Natal. 
A total of 99 applications were filed under the notice and all were 
accepted and the full amounts of land were granted. This was how-
ever the last time that the Government tried to attract settlers 
through the provision of land at a nominal quit rent., Purchase or 
lease were the methods adopted in future to overcome the problems 
that had been raised by each of the attempts to either keep or attract 
people thruugh low rents to the detriment of the land revenue. 
A total of 1 ,496,280 acres W:lS newly alienated under these 
regulations, amounting to i8 per cent of the area alienated in the 
Colony. The total number of grants, 657, were allowed on terms far 
more generous than laid down in the originai proc1am~tion. The main 
areas of alienation were in K1ip River Courity where nearly 600,000 
.'lcres W1S granted with lesser nmounts in Weenen, Umvoti and 
Pietermaritzburg. The areas a1ien:1ted in the coastal counties were 
small, largely as a result of the surveyed plots being unsuitable for 
agriculture (Table 11). In addition, 6 grants of land which had 
originally been granted to the Voortrekkers but later forfeited to the 
Crown, were made. 
TABLE 11 
AREAS GRANTED UNDER 1857 QUIT RENT REGULATIONS 
County No. of Grants Area Average Size 
Klip River 185 596,284 3223 
Weenen 122 337,624 2767 
Umvoti 81 208,508 2574 
Pietermaritzburg 136 291,604 2144 
Victoria 80 33,741 422 
Alexandra 53 29,059 548 
Total 657 1,496,820 2278 
In the two coastal counties the regulations for 300 and 600 
3cre grants were fairly closely adhered to, in that most of th~ 
were approximately of this size, varying by only abour 20 acres in 
the main on either side of the 1fmit. A few, however, reached 
650 acres. Ll1rge numbers 1;'lere taken up - 69 at 300 acres and 
-113-
74 at 600 acres approximately (Table 12). In the interior counties, 
however, the picture is more involved. The largest group of grants 
in all the counties was -about 3000 acres with another substantial 
group at half that size. The 3000 acres limit for class I lands 
was maintained and 302 of the grants were approximately of this size. 
The group at about 1500 acres appears to have been a generous inter-
pretation of the Class lIe lands limit. Many of the grants between 
1000 and 3000 acres in size were due to the irregular shapes and 
sizes which were left between the Voortrekker grants. In many cases 
the lands were gr ,~mted to persons to round off or fill in their 
ho1ding~ and cannot be regarded as an attempt to introduce settlers. 
A major exception to the general adherence to the regulations waS 
the gr:mt of larger units in the Klip River County. It was 
recognised that in the undeveloped area beyond the Biggarsberg larger 
grants would be needed, just as 8000 acres had been recognised 10 
years before tv be necessary in the K1ip River County. 52 grants 
were issued of approximately 4000 acres or 28 per cent of all 
gr,~mts in the County. 
TABLE 12 





Weenen Umvoti Pieter- Victoria Alexandra Total 
maritz-
Under 2S1 
251 - 500 
501 - 750 1 
751 - 1250 1 
1251 - 1750 4 
1751 - 2250 2 
2251 - 2750 7 
2751 - 3250 115 
3251 - 3750 3 
































It can be seen that the grants under the 1857 proc1rumation fell 
broadly into two categories. These are first a filling in of the 
areas between the Voortrekker grants, especially in the t.]eenen and 











settlement within the Colony (Fig. 31). This occurred in 4 main areas: 
(1) to the north of the Biggarsberg, which was to a large extent 
previously cut off from the rest of the Colony, but was now 
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for the needs of the ~rea; 
(2) in the south of Pietermaritzburg County and in the foothills of 
the Drakensberg. Again this zone was isolated, especially to 
the south of the Umkomaas where communications were extremely 
poor; 
..... ,,(3) in the north of Victoria county beyond established settlement 
which bec·ause of its long distance from Durban was unattractilTe 
to purchasers of l.:md. Stanger was established to cater for 
the needs of this area, but again communications remained a 
major problem; 
(4) in the northern part of Alexandra County which it was hoped would 
be capable of cultivation for sugar cane. The development of 
ports was necessary before much progress could be eltpected south 
of Durb:1n. 
Ho,~ever, the grants did not have the desired effects as the low 
quit rents and the relatively small fine for non-occupation were not 
real deterrents to persons 1I1ho hoped to milke consider:tble profits later~ 
arid who in many cases paid for their rents and fines by collecting 
rents from the natives living on the property. A high proportion of 
these grants had by 1870 fallen into the hands of speculators, largely 
because the areas were too small for pastoral farming and compared un-
favourably with grants made in the Cape Colony and the Transvaal. 
3.8. 1858 Return to Land Sales 
3.8.1. Problems of Land Sales 
The Proclamation of the 2nd July 1858 which had revoked the grants 
of hnd on quit rent terms also allowed for the disposal of land at 
a public .auction at a minimum upset price of 4s. per acre or more, 
. depending upon its quality and position. These terms effectively 
brought to an end any hope of encouraging large scale immigration to 
Natal with the m~gnet of cheap or free Crown Land grants. 
Natal's land problems were acute. In de Kiewiet's words 
'The population of a third rate English town suffered from a shortage 
of land in the midst of twelve million acres,.34 By 1860 over 5 
million acres was either alienated or in the course of alienation 
under the various regulations leaving approximately 3 million acres 
of usable land in the hands of the Crown. The remaining land in 
the Colony consisted of 2.5 million acres taken in trust for natives 
and the remainder useless land which it has never been worth surveying 
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for alienation or for grazing leases. 
These 3 million acres were mostly in the more inaccessible parts 
of the Colony, either in K1ip River County, or in the Drakensberg or 
to the south of the Umkomaas River. The possibilities of disposing 
of the land were remote and so land sales in the 1860's were small. 
Three major reasons discouraged purchasers from Natal, South Africa 
and Europe. 
First, the large areas of land held by the speculators enabled 
purchasers in tlatal to obtain land at prices considerably below 
the Government's minimum asking price of 4s. an acre. Reference to 
Table 43 shows that compar~tively little land was sold in 1860 above 
In general land better than that available from the 
Crown, was sold .at a lower price on the open market. 
Second, the Transvaal and Orange Free State and Cape Colony were 
experiencing a period of rapid colonisation where land w~s available 
and farms of up to 60,000 acres could be obtained at low quit rents, 
so that persons in other parts of South Africa were unlikely to be 
attracted to Natal to purchase land at 4s. an acre. 
Third, the most serious problem was competition for colonists 
with the United States of America and the Australasian colonies where 
land could be obtained easily. The United States' Homestead Act of 
1862 allowed 160 acres with clear title free of charge after five 
years residence on the quarter section. In the Australian colonies 
the regulations were relaxed and land became readily available on 
credit. In all these cases the land sti~l available to the government 
was of good quality, owing to previously cautious land policies, and 
enterprising emigration schemes ensured that the flow of emigrants . 
went to North America and hustralasia rather than to South Africa. 
As a result the agricultural colonisation of Natal in the 1860's was 
to a large extent dependent upon the natural expansion of the popUlation 
of the Colony and the rest of South Africa. 
3.8.2. Land policy in other parts of South Africa 
3.8.2.1 Introduction 
It is felt worthwhile to look at the land regulations which WAre 
formulated in other parts of South Afric~, for an evaluation of the 
relative attractions of the South Afric~states for colonists from 
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Europe and for internal migrants. The Natal Government did little to ' 
alter the basic provision for land sales for the disposal of Crown 
Land. Natal in the second half of the nineteenth century was still 
primarily a pastoral country and as such its terms needed to be cam- ' 
pared with other pastoral countries. Most states abandoned land 
sales once they had obtained some measure of independence from Imperial 
control and offered land at low rentals. Natal was unable to do 
this. Low rents 'either as quit rents or pastoral licences, with 
varying degrees of security of tenure, were adopted in other parts 
of South Africa. The regulations were in general far more generous 
than those offered in Natal. The Colony inevitably competed for 
rur!1l settlers at a disadvantage throughuut the period under considern-
tion~ although it offered reasonable terms for agricultural holdings. 
In order to attract settlers from within South Afric1 Natal needed to 
compete with other South African states particularly with the Cape 
Colony, the Transvaal and the Orange Free State. 
3.8.2.2. The Land Regulations in the Cape of Good Hope 
A Government Notice of 17th May 1844 instituted sale by auction 
at a minimum upset price of 2s. per acre. Quit rent grants were 
abolished, although the conversion of loan pl.:lces could continue, but 
by 1844 the majority of these had already been converted to quit rent 
tenure. Prices appeared to be below the minimum of 2s. per acre in 
some cases. Prior to 1844 purchases had been allowed for as little 
as \d. per acre while even after that date prices of Is. or less per 
acre were allowed in special cases. 
On July 16th 1853 Lord Newcastle authorised the remission of 
purchase prices tu, soldiers ranging from £600 for a field officer of 
25 years service or more to £200 for subalterns of 7 years service or 
more. This applied to the Cape, New South Wales, Victoria, Tasmania, 
South Australia, New Zeahnd and Ceylon. In all cases except the 
Cape £1. per acre was now asked. These military grants remained until 
repealed by the Cape Colony Government Notice 58 of the 18th February 
1869. 
The system of sales proved to be unsatisfactory owing to the 
availability of large quantities of quit rent land at low prices, and 
as a result new regulations were introduced. Under Cape Act 2 of 
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1860 the previous regulations were repealed. Sale by pubUc auction 
was maintained but quit rents were to be levied on the lands purchased. 
The quit rent which was assessed by the Surveyor General's office and 
Divisional Councils could be redeemed upon payment of 15 years purchase 
in advance, but on subdivision to a quit rent of less than lOs. per 
annum it had to be redeemed. The purchase money had to be paid 
within 8 years. In frontier districts such as Victoria, Peddie and 
Queenstown lands could be disposed of by public sa1e,on condition of 
personal occupation, or of personal occupation and such conditions as 
providing arms and armed men. The system was designed to be flexible 
providing the Government with an income from both sales and quit rents. 
The flexibility of the system was 3n aspect lacking in Natal's 
legislation. 
Again the purchases proved to be unsatisfactory in s~e cases and 
under Crown Lands Act 19 of 1864 21-year leases became available by 
auction while under Act 14 of 1878 leases without purchase were 
available which, under Act 10 of 1881, could be converted into grants. 
However squatting without licence remained a problem. Under the Crown 
Pastures Licence Act (Act 14 of 1867) it became necessary to buy licence 
fees for the depasturing of animals upon Crown Waste Lands. A schedule 
of payments was laid down based on the number of animals run and not on 
the area covered by the licence. Capacity rather than area was 
recognised as the basis of land value, just as it had in the Act of 
1860. The schedule of payment was high and W!1S runended in the 
following year. 
Under Act 5 of 1870 lessees were allowed to purchase land but with 
an addition of £1 per £100 purchase price per year as an annual 
perpetual quit rent. Previously the quit rents had been calculated, 
much as they had been before 1844, but the farm was sold in freehold 
but was subject to what runounted to a land tax based on its value at 
the date of sale. 
These acts, however, made no provision for agricultural lands. 
Land sales had consisted of large tracts, up to 60,000 acres at a 
time. There appears to have been no upper limit in practice, for 
pastoral purposes. The sheep and cattle farmers were given a free 
hand in the interior of the country. However purchases continued 
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and these were placed on a firmer footing by the Agricultural Lands 
Act ' (Act 40f 1870) which provided for the setting aside of lots of 
not more than 500 acres for the purpose of agriculture. Lands were 
to be surveyed and then thrown open for selection either for purchase 
at lOs. per acre or conditional purchase at a rate of Is. per acre 
per year for 10 years, and it W1S necessary to cultivate the land •. 
This was extended in 1877 to the Agricultural Immigrants Act (Act 10 
of 1877) which allowed immigrants to take up land at a rent of lB. per 
acre per annum. After 10 years it then became their property; while 
under the Right of Passage of Water Act 1876 (Act 8 of 1~77) provision 
was made for the development of irrigation schemes controlled by 
Irrigation Boards. 
In 1887 under the Crown L.ands Disposal Act (Act 15 of 1887) it 
was decided that Crown Lands could only be disposed of by auction with 
a fixed minimUm upset price which varied according to the estimated 
value of the land. Hhen sold it was to be possible for a bond to be 
taken out on four-fifths of the price with the Government or paid off 
as soon as possible. Land failing to obtain the minimum price could 
for a year be purchased at the minimum upset price. No rents were to 
"be chargeable upon these lands. Under the leasing of Crown Lands Act 
(Act 26 of 1891) land could be disposed of in any manner with the 
concurrence of the Legislative Council and the House of Assembly. 
Under these two acts land was available for purchase at varying 
prices in lots for agricultural lands which were comparatively small; 
while larger pastoral lots were available for lease or for purchase. 
Land was available on reasonable terms as each lot was investigated 
on its merits, and where rents proved to be too high, they were 
alleviated as in the provision of the Relief of Quit Rents Act 
(Act 27 of -1887). Land prices of 5d. per acre in the remote parts 
of the Cape Colony were common, while prices of 50s. per acre were 
fetched in the better areas. The regulations lacked the rigidity 
of those in Natal where a uniform system was imposed on all land . 
sales and except for a brief experiment very little leasing was in 
fact done by the Crown. 
In the Cape, however, large areas were still not disposed of at 
the time of Union. In 1909 a total of 135 million acres had been 
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disposed of and 41 million remained in Crown hands available for 
settlement but consisting of generally poor land. 
3.8.2.3. The Land Regulations of the Transvaal 
36 
A resolution of the Volksr~ad on the 21st April 1848 decided that 
all those who had crossed the Oliphants River be fora that date could 
have two farms and those who came later only one farm. This was 
modified by a resolution of the 23 September 1853 that no person 
who crossed the Vaal River after the year 1842 should have any right 
to more than one farm. However on the 28th September 1860 this was 
again modified to provide "that all emigrants arriving in this State 
up to and inclusive of the year 1852 shall be entitled to receive 
2 farms from the Government, 1 agricultural, 1 cattle farm." 
The method of measuring ~nd ~llocating farms was elaborated over 
the years. The regulations drawn up in Pietermaritzburg in 1841 
served as the original basis. On the 21st November 1853 provision 
was made for the establishment of Land Commissions of three members 
who reported on the farms. Reports and distances measured were to 
be by means of riding horses across the farms from side to side to 
obtain square or rectangular lands. In 1875 (Law 4 of 1875) the pace 
of the horses was not to exceed 25 roods per minute. The length of 
time from one side of the property to the other was to be one hour. 
In this way the area of a farm worked out at 3750 morgen or nearly 
8000 acres. Once more the original Cape measurement was expanded, 
although officially 3750 morgen bec~e the limit in 1891 when the 
law stated that no farm not yet inspected should be greater than this 
size. This w~s difficult to enforce as the pace of horses varied 
greatly, and although the average 25 roods per minute was laid down, 
most were found on resurvey to have gone at about 30 roods per minute 
with the result that a farm which was nominally 3750 morgen was in 
fact 5400 morgen (11,430 acres). Most farms lay between these two 
extremes, but a few were considerably larger. 
The tax on farms varied on loan farms from lOs. to 30s. per 
annum according to size. These figures were laid down according to 
the Volksraad resolution on Burghership drawn up in 1859, but they 
repeated previous regulations stemming from the Natal Republic 
regulations and they were renewed at later periods. In 1899 the 
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regulations were revised and provided for a tax of 1s. 6d. for each 
100. morgen, with foreign owners paying twice th~t amount. The increase 
was in all probability due to the unsettled conditions as only then 
could taxes be increased. The Tr~nsvaa1 regulations continued the 
South African tradition of providing large farms at low quit rents • 
. 
This was regarded by many as far more desirable than the smaller 
highly priced freehold f~rme which were offered in Natal. 
3.8.2.4. L~nd Regulations of the Orange Free State 
The Orange Free State land regu1~tions were more generous in the 
e:lr1y part of the period than were those of its neighbours. At first, 
when the Trekkers moved across the Orange, enough land was taken 
~ccording to the needs of the cattle herds. No specifications were 
attached to the leases which were held as 'Requests', from the Griquas. 
Later the Governments of the Orange River Sovereignty (1848-1854) and 
of the Orange Free State (1854-1902) organised the granting of land On 
a regubr bnsis. The Government allolled grants of up to 6000 morgen 
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but many in f~ct proved to be up to 20,000 morgen when resurveyed. 
However, the Government became alarmed at the rate at which its land 
lms being alienated, and consequently cut down the size of land grants. 
In 1866 the 'Conquered Territory' on the Basuto1and (Lesotho) border 
was divided into "smallholdings" of 1500 to 1800 morgen. In 1895 
the Government stated th~t 1500 morgen was to be the limit of the size 
of leases. Most of the ~rea .adjacent to the Natal boundary had 
however been occupied in the 1850's and 1860's leaving little space for 
38 expansion. 
E~ch of the small Republics which were formed in the 1880's and 
1890's provided quit rent land on a basis similar to tha~ obtaining 
in the Tr!lnsvaal while Rhodesi.-l adopted the Cape system which involved 
variable sized farms at low quit rents. 
3.9. 1868-69 Credit Facilities. a new approach by the Government 
Land sales were understandably unsatisfactory · and the government 
was deriving little revenue from them. In addition, the problem of 
absentee ownerships continued to excite comment, as it had as early 
as M~rch 1857, when Lieutenant Governor Scott, opening the new 
Legislative Council for Natal had stated: 
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"I may remark here upon the fact of a large area of tbe 
alienated lands of this Colony being held by absentees 
or speculators who do not contemplate becoming settlers 
but who alone seek to benefit themselves by awaiting an 
increased value of their lands at the expense of the 
exertions of the true industrious colonist." 
The situation, however, deteriorated. Under Law 25 of 1869 
powers were given to the Lieutenant Governor to resume possession on 
behalf of the Crown of certain lands which had been allotted to 
immigrants who had made no use of them. Host of the allotments 
belonged to Byrne Settlers who had left the Colony, abandoning their 
lands. Compensation was provided for under this law. The powers 
were renewed under the L~nd Clauses Consolidation Act (Law No. 16 of 
1872) • Comparatively little bnd was affected by these laws, only 
45 rural properties were named in the schedule df the 1869 law, and 
there was no general repurchase of unoccupied lands by the Crown as 
this would have been highly unpopular with the colonists and beyond 
the resources of the Colonial Government and of dubious value to the 
Treasury. 
New regulations were issued in the period 1868-69 in Government 
Notices 18, 19, 71, 150 of 1868 and 22 of 1869. These regulations 
aimed at occupation of the l~nd during a period of two years, before 
the title deeds were issued. This marked a departure from the previous 
provisions as a greater control waS given. to the Government in the 
selection of purchasers of freehold as opposed to quit rent lands, as 
a grant was only made against a land order.* 
*This era in Australia was one of free selection whereby, either with 
(South Australia & Victoria) or without (New South Wales & W. Australia) 
prior survey, a settler was allowed to select a portion of land and 
purchase it and in the case of New South Wales put a reserve around it 
for future purchase. This led in New South Wales to chaos as selection 
was uncontrolled. In the United States the Homestead Act of 1862 
allowed selection of a quarter of land (160 acres) and a payment of 
a ~10 fee and with residence and a few Unprovements the land belonged 
to the homesteader. Texas .had similar regulations in force from 
1845 on lands 320-640 acres in extent. . 
1868 Queensland Act also provided for the division of the Colony 
according to its capability - Agricultural, First Class Pastoral 
and Second Class Pastoral. This had been attempted in Tasmania and 
other colonies tried to assess the value of their lands. 
The generous terms offered by other colonies and the United States 
forced Natal to abandon the rigid adherence to cash sales. 
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A Settler with £500 capital or an annuity of £50 a year received 
a land order for 200 acres with a 400 acre Reserve over which he had 
an option to purchase: with a capital of £250 - 100 acres with a 
200 acre Reserve; with a capital of flOO - 50 acres with a 100 acre 
Reserve. Grants to the initial plots were isslled after two yenrs 
provided the purchaser had occupied the plot for 8 months in each of 
the two years. The Reserves could be purchased at 5s. an acre at any 
time in the first 5 years. Coastal land was allocated at the rate of 
one half of the normal Land Orders but possessed no reserves. 
A settler with a competent knowledge of farming and the means 
to support himself and his f~ily during the first cropping season 
received a Land Order for 50ncres to which a reserve commonage was 
attached in localities where this was practicable (Fig. 32). The 
new land regulations coincided with a general relaxation of the land 
laws in the United States and Australia. 
There was a noticeable difference between the selection legislation 
in Australia and that of Natal, which was due to the Crown's land policy 
in the 1840's. Selection only applied to unalienated Crown Lands in 
Natal. Thus the lands held by pastoral farmers on quit rent tenure 
l~ere secure and the owners could not be dispossessed. The object 
of the Australian legislation had been to throw open the pastoral 
runs to agricultural settlement, with often disastrous results for 
the pastoral farmers. 
The 1868-69 regulations remained in force until 1880 and 
resulted in the alienation of 138 grants covering 28,225 acres or 
about 2,500 acres per year, which was still unsatisfactory from the 
Government's point of view, espeCially so far as the encouragement 
of immigration was concerned. 
Also included in these regulations was provision for the lease 
of grazing land.* The regulations provided that immigrants who 
*Grazing leases had been one of the major problems faCing administra-
tions in Australia and the United States, as basically agriculture 
and grazing were incompatible so that no percanence of tenure could 
be given to the grazier and political struggles took place between· 
the two. The area involved in Natal was so small as to present 
the Government with very little problem of size or fear that vast 
tracts would be locked up useless for settlement as leases were 
short and the lands surveyed and could on expiry only be purchased 
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possessed an adequate knowledge and means would be allowed to have 
1000 acres of Crown Lands which were suited to pastoral occupation 
at a yearly rental of ld. per acre. The lands thus let were dis-
tributed into two classes: 
Class A was to be situated nearer to townships and settlements 
and the other Class B in more remote areas. 
Class A was to be let on an annual licence renewable at the 
pleasure of the Colonial Government from year t~ year while Class B 
\-1a3 to be let on a le'lse for 8 years, which under later proclamations 
could be renewed. The tenants of Class B were further given 
pre-emption over their runs at a price of 5s. an acre but were not 
allowed to purchase less than the whole run. 
Both classes were subject to the conditions of actual occupation 
and stocking and the rent had to be paid in adv~nce. Actual stocking 
was defined as at least 1 sheep per 5 ~cres or 1 horned beast per 25 
~cres. 
The regulations for leasehold were in general unsuccessful. 
The Cape had introduced the distinction between freehold agricultural 
and leasehold pastoral farms in 1860, but in Natal 1000 ~cres was not 
really a pastoral run. Most people who did lease lands leased more 
but the quantities involved were small, especially as purchase was 
to be at Is. per acre more than the normal price if the option was 
exercised. As a result only 2,130 acres were leased in 1870, 3262 
in 1871 and a total of only 13,865 acres in the years 1870-1879 while 
the scheme was in operation. Few proprietors renewed their leases 
but some took the opportunity of purchasing their runs while the 
price was5s. after the gener'll price of Crown Land had been 'raised 
to lOs. an acre in 1880. 
Land sales were equally unsuccessful in the period 1861-1880. 
The rate of survey was appreciably reduced and as a result under 
500,000 acres were surveyed in the course of 20 years (Table 13 and 
Fig. 33) 
The 1870' s S,'lW .'In increase in interest in the Klip River Olunty 
but othe~ise the expansion of the occupied area was slight. In 
Klip River the 1868-1869 Regulations allOT/Ted the 'eyes I of the country 
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Fig . 33. Areas surveyed for freehold sales 1861-1880. 
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to be picked out in areas to the north of the Biggarsberg, otherwise . 
the surveys consisted essentially of portions between existing surveyed 
tr,'lcts. 
TABLE 13 
LANDS SURVEYED 1861-1880 
1861-1870 1871-1880 County No. Acreage No. Acreage 
K1ip River 31 24,957 195 169,000 
Weenen 30 39,948 13 16,773 
Umvoti 10 10,303 8 7,275 
Pieterm~ritzburg 42 76,009 67 66,361 
Victoria 38 14,566 15 6,641 
Durban 1 964 
A1ex::mdr.'l 13 14,938 33 12,262 
Alfred 20 3,096 14 8,075 
Total 190 184,781 345 286,387 
3.10 1875 Renewed Govetrunent intere,st itt colonization 
3.10.1. Goverrunent p1.'lnning 
Considerable agitation was felt by the Goverrunent over the lack 
of settlers and the comparative emptiness of the countryside. 
Prompted by a series of amaig,!l1l1.'ltions of Companies, in which the Natal 
Land ~nd Colonization Company had been able to amass nearly two-thirds 
of a million acres in 1874, the Goverrunent decided to investigate the 
situation. 
The 1876 Report on Crown Lands and European Immigration set in 
motion'! series of developments which once more induced a flow of 
immigrants into the country. It was found that of the land which 
was still in the h.~mds of the Crown, much was suitable for arable ,~s 
well as pastoral farming. Figures for 1875 were supplied by the 
Surveyor General's Office (Table 14). These figures excluded the 
N'ltive locations which, it was felt, were too generous in extent. 
In p.'lrticuVlr the report C.'lst its eyes upon the Uml.'lzi Location to 
the south of Durban where 170,000 acres of comparatively good land 
was to be h!ld. It was even proposed that an exchange should be made 
moving the inhabitants of the Location south to other inaccessible 
lands and then proclaiming the Location open to European settlement. 
Nothing came of this proposal, which "1as a revival of a scheme of the 
1850's and was itself revived on a small scale in the period about 1910. 
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TABLE 14 
POTENTIAL USE OF CROWN LANDS 1875 
Type of Land 
Coastlands for sug~r 
Midlands for maize 













Only 382,000 acren was thought to be completely useless and unfit 
for occupation in some form. This was optimistic, and the good 
qualities of the land were emphasised rather than its poor ones. 
However, at least three million acres were still avail~ble for use 
and this undoubtedly encouraged the Colonial GoverTh~ent to make 
renewed efforts for immigrants. 
A Select Committee of the Legislative Council suggested that lots 
of 320 acres of agricultural land or 2000 acres of pastoral land be 
made available. The agricultural land should be bought at 4s. per 
acre for cash or 5s. an acre on deferred p~yments. P,:lstoral land 
could be lensed at ld. per acre for 5-year periods with the lessee 
roving a pre-emptive right to 250 acres about his homestead. 
The influence of Australian land legislation can be clearly seen 
in these provisions with leases of pastoral lands and sale of 
agricultural lands. This distinction had been recognised by New 
South l·11iles in 1844, and by the C1.pe Goverrunent in 1860. However, 
like the Australian legislation but unlike that of the Cape, security 
was not to be given to the pastora1ist. Leases for 5 year periods 
might be normal in Australia, but security greater than a pre-emptive 
right to 250 acres around the homestead was demanded in, South Africa. 
Undoubtedly these propos~ls l>lere weakest when considering the terms 
of the leases, o'?ing to local conditions. The discussion of pre-
emption, which had raised so much anger in Australia, was to a brge 
extent meaningless in South Africa, where security was demanded for 
the whole run, not just a part of it. The suggestion which, in 
modified terms, ~las , incorporated into the 1880 Lnnd Acts, proved to 
be the least successful part of the whole scheme. 
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In addition, ~ ne\1 npproach was suggested to overcome the 
difficulties of absentee landlords. It was suggested that to obtain 
better lands in more accessible areas than those which the Crown owned, 
some form of resumption of unoccupied lands should be instituted. 
One suggestion 't·ms that a quarter of estates which were uncultivated 
should be leased to a tenant. Another suggested taxes on absentee 
landlords. The proposals, however, were disallowed by the Imperial 
authorities. 
It ''las recognised that immigrants ~lere the main object of the land 
policies. It was hoped that money raised by settlement could be used 
to buy other properties, and the immigration vote could remain 
devoted to the importation of immigrants. 
One immediate result of the investigation was the establishment 
of a Land and tmmigration Board whose task was to obtain land for 
settlement and introduce settlers into Natal. In its first report 
in 1879 the BO!lrd laid down its eeneral regulations. . These included 
1. A free passage to Natal. 
2. 100 acres for each family and a commonage of 2000 acres 
for every 50 families. 
3. A price of 78. 6d. per acre to be payable in 10 annual 
instalments, the first one at the end of the second 
year. 
In the years from 1878 to 1891, when the Board was disbanded, a 
total of 7004 immigrants was introduced (Table 15). This was a 
small number but significant when it is remembered that in 1891 the 
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The Natal immigration office attempted to compete 









Colonies in a drive to attract immigrants, but in 1880 when the Agent 
was in Great Britain he found that other countries, particularly New 
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Zealand had been able to take most of the immigrants. Also the terms 
offered were less attractive than those offered by the United States 
and a number of British Colonies. Thus in 1880, 166,570 left the 
British Isles for the United States of America, 24,184 for Australia 
and New Zealand, 20,902 for Canada and under 1,000 for Natal. How-
ever it was felt that the effort was worth the result and the programme 
continued, although in the mid-1880's little interest was shown in it 
and numbers dwindled. 
3.10.2 The Wilgefontein Settlement 
A series of schemes were undertaken (Fig. 34). The first, at 
Wilgefontein to the south of Pietel1naritzburg, constituted an unsuccess-
39 ful start to the programme. A farm of 5471 acres was purchased from 
~ bank for the scheme. In subdividing the farm for settlement, 40 
lots of'ln average size of 85 acres were laid out covering 3381 acres. 
The remaining 2090 acres constituted a commonage (Fig. 35). A 
township was not considered necessary. It was claimed that a stre~ 
which flowed through the property would give opportunities for 
irrigation. The Board intended settling as many Europeans at 
Wilgefontein as possible, and consequently was willing to make ~ 
financial loss. The farm had been purchased for \£4000 and a further 
£4321 had been spent on improvements. However the 40 lots were 
valued at only £5008, which involved a -loss to the Board of £3313. 
The advantages of attracting sett l ers was felt to far outweigh the 
financial loss. 
The scheme started badly. Only 23 of the 40 frunilies expected 
emigrated to Natal. Three months before the settlers arrived the 
area had been swept by a grass fire which destroyed the buildings 
and vegetation. As a result two families left immediately and by 
1885 a further four had left. In 1882 the unoccupied lots were 
divided amongst the remaining occupants. 
The scheme, being the first, was extensively analysed in the 
1885 Rep~rt of the Land and Immigration Board in the hope of learning 
by mistakes. Many of the complaints seem remarkably like those 
raised by the Byrne settlement and it would appear th~t the Government 
had learnt comparatively little in 30 years. 
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1. Injudicious selection of immigrants. Of the 17 in the 




The character and condition of the land. The i::md was not 
easily worked and the irrigation possibilities had been 
grossly overestimated. In 1884 only 150 acres were 
cultivated. 
The methods of division into lots. As much of the land was 
unsuitable for arable farming, the lots were too small. 
The commonage was used by only a very few owing to the 
difficulty of sending stock from one end of the settlement 
to the other. It W1S, the Bo,'lrd thought, better to 
abolish commonages altogether and enlarge the holdings. 
4. Injudicious expenditure of capital by settlers owing to 
~Tant of experience in farming work and difficulty of 
obtaining information as to the best way to set about 
their. work. Cultivation was in fact practised only art 
a very minor scale on the neighbouring farms. 
Under such conditions it seems surprising that in the end some 
settlers prospered. In 1880 only 21 lots covering 1988 acres were 
occupied. The prices for these lands varied from l6s. 6d. per acre 
3ccording to expected capabilities. These prices were again too high. 
Purchase was delayed constantly. By 1890 only 5 lots h.'ld had title 
deeds issued. In 1900, 29 lots had had title issued and by 1910 one 
lot was still outstanding. The 17 owners of 1885 remained stable 
until after 1900 when three sold out to Indians, a possibility which 
had not been foreseen by the Land and Immigration Board which, 
1lthough intending Wllgefontein to be a European settlement, had not 
excluded Indian purchasers. 
3.10.3. The Marburg and other settlements 1880-1883 
The next proposed scheme was the settlement at Drank Vlei on 
the border of the Colony with Griqualand East in 1880. The scheme was 
shelved until 1895, owing to inaccessibility. Another suggestion 
proposed a settlement on the Ingagne River ne~r Newcastle (10,000 
~/ 
.!tcres) but :1gain it W:1S thought to be unsuit.!tble for an agricultural 
settlement owing to the dist,:mce from the markets. 
The second scheme to be undertaken was the Harburg settlement 
in Alfred County south of Port Shepstone. Preparations beg.!tn in 
1882 and it was intended to settle 50 families of Norwegians (originally 
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Germans) on the site with extensive commonages. All the lots were laid 
eff at exactly 100 acres and commonages of 2040 acres were provided. 
The scheme was successful and all the lots were occupied except one 
which W:lS retained as a common!lge. However the 100 acre lots were 
still too small and gradually some individuals began to acquire more 
than one. The Board raised no objection to the practice as it realised 
that larger units were needed even for purely agricultural settlements. 
However for most of the Norwegian immigrants 100 acres proved to be 
sufficient, due in part to their extremely j~poverished agricultural 
background. 
The Marburg settlement in many ~Tays was the last of a long line 
of settlement schemes in Natal d:1ting back to 1849, where agriculturists 
were grouped into communities with cammonages. The idea of communal 
land,inherited fram Europe, was fourtd to be unworkable. The idea of 
communIty development broke do~m with increased individualism and 
increased sizes of holdings. Moreover in settlement schemes the price 
of the land had to he calculated to take account of the extensive areas 
of commonage. They were left nominally in the Government's hands and 
consequently no revenue was derived from them although they formed part 
of the scheme. 
In 1883 two more schemes were proposed. The Umzimkulwana River 
settlement in Alfred County and the Umzinto settlement in Alexandra. 
On the Umzimkulwana River a series of lots covering 8000 acres were 
laid out in sizes of 200 to 250 acres without commonages. The price 
was to be 7s. 6d. per acre to be p.9.id in ten instalments' from the 2nd 
to the 12th years. The land was to be occupied for 9 months of each 
year and an undertaking to cultivate at least one tenth had to be 
given. Some assistance with tents and food was to be given but this 
was very meagre. It was realised very soon, however, that larger 
units would h~ve to be given and consequently the scheme collapsed 
and "tl:1S only reopened in 1896. None of the intended settlers stayed 
on the scheme. The other scheme at Umzinto in Alexandra County 
provided for a total of 50,000 acres to be set aside and div~ed into 
lots of 500 acres each, without commonages. Once again the scheme 
did not proceed as rapidly as was intended, and little was accomplished. 
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In 1890 only 3 lots appear to have been occupied while a further attempt 
to renew the plan in 1892 resulted in only one more lot being occupied. 
The plan 'toms then abandoned and the area of the settlement scheme, 
apart from those lots alre~dy allocated, wss resurveyed in considerably 
larger lots of over 1000 acres in the period 1901 to 1905. 
3.11. 1880 An extension of credit facilities and the introduction of 
leaseholds 
The problems of absentee o'tmership and lack of immigrants continued 
to warty the Government during the l870's and finally .'1 new set of 
regulations were promulgated by the Proclamation af 16th October 1880 
which was amended in detail by later proclamations. The new terms of 
sale were thought to be sufficiently generous to attract settlers yet 
enabled the Government to ensure that the lands were actually occupied. 
The new regulations stated that Crown Land would be available for 
sale in freehold at public auction at an upset price of lOs. per 
acre or higher with due regard to value, locality and in the case of 
lands reverted to the Crown under Law 4 of 1872, subject to the value 
of improvements. These lands were to be laid out in lots of 10 to 
2000 acres. 
One-tenth of the purchase price had to be paid within three months, 
together 't-lith the survey expenses. The purchaser thereupon received 
an occupation certificate, and within six months of its issue the 
purchaser had to enter upon beneficial occupation of the land. 
Beneficial occupation was defined carefully: 
"To constitute such beneficial occupation there must be 
continuous personal occupation by the purchaser or his 
agents, duly approved of by the Surveyor General, during 
nine months in each year of the period for which the 
occupation certificate is issued snd the erection snd 
maintenance of a suitable homestead or dwelling house 
and the cultivation, when the lands purchased are 100 
acres or more in extent, of not less than one acre in 
every 100 acres." 
At the close of the third year commencing from the date of the 
issue of the occupation certificate, and at the close of each 
s?cceeding year until the expiration of the tenth year, the holder 
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of the certificate was to obtain from the Resident Magistrate of the 
Division a certificate showing that there had been beneficial occupa-
tion ,~s defined. Upon receipt of the final instalment of the purchase 
price and the fin:ll certificate of beneficial occupation, the Surveyor 
General authorised the issue of the title deed. 
Portions of land not exceeding 320 acres of agricultural land or 
1000 acres of pastoral lands, for which special application had been 
made and the sale authorised by the Governor, were to be sold by 
public auction to the high~st bidder, at an upset price of £1. per 
acre. Also blocks of up to 50,000 acres could be laid off for 
innnigration schemes for European innnigrants. Several of these 
were in fact laid out in the southern part of the Colony and duly 
divided up ihto smaller units, with commonages, for the reception of 
new innnigrants. The provisions regarding commonages were in fact 
not invoked after the la~'ing out of the Marburg scheme. However, the 
amount of suitable land avd1ab1e for the purpose limited the number 
of schemes to less than six. 
Leases under the 1880 act had proved to be extremely popular in 
the Klip River County. Leases were first allocated in 1882. Allot-
ment proceeded rapidly with 391,100 acres issued in 1882, 167,276 in 
1883, and 26,985 acres in 1884. Most leases were taken out in these 
three years (Table 16). 
TABLE 16 
LEASES COMMENCED 1882-84 
District No. of leases 
Newcastle 301 
Klip River (Ladysmith) 25 















The concentration of leases in the Klip River County especially 
in the north around Newcastle and Dundee was noticeable. Most of 
these lands were leased at 2d. to 3d. an acre per year. The lots 
were comparatively large although the average size was only 1700 acres 
in these three years. This ' compares with an average size of 949 
acres for lots which were allotted for sale in the years 1881-1884. 
In these years more land was leased (586,365 acres) than was allotted 
-137-
for sale (555,296 acres). 
However, the leases became unpopular after a few years. The 
Crown Lands Commission of 1891 found in a field tour that the leases 
were unpopular and the Commission recommended that they should not 
be renewed on expiry. Several did not run their full course and 
most were purchased under the 1889 regulations, although after resurvey. 
At 6d. per acre per year for 20 years freehold title could be obtained, 
whereas for 2~d. per acre per year it was not secure. Leases con-
tinued to be issued or renewed where the Surveyor General and a 
lessee reached agreement and this arr,:mgement continued up to Union, 
although some of the Drakensberg leases were not renewed and the 
lessees and others did not take out an allotment to purchase. As a 
result there was a certain degree of retreat frcm the particularly 
poor grazing lands in the Klip River County. 
3.12. 1889 Further extension of credit facilities 
The 1880 terms were still not regarded as advantageous enough 
to attract sufficient settlers. A Crmvn. Lands Commission was 
appointed to study the situation. The Commissioners found a number 
of disturbing features. They found that in February 1885 a sum of 
£1804 was owed to the Government as arrears on payments for farms 
taken out under the 1880 terms. In July 1886 the debt had risen to 
£4665 of which £2948 W-,lS owed by Native purchasers. In addition the 
arrears on leases appear to have been mounting although figures were 
not provided. The Commission in its report in 1886 recommended that 
the length of payment be extended to a period of 20 years. However, 
they also considered that leasing was probably the solution to the 
problem, with the right of pre-emption over the runs at the end of 
each lease period. 
The Government disregarded the leasing provisions which would be 
unpopular. In terms of Proclamation No. 49 of the 23rd September 
1889 the 1880 regulations were changed. The period of purchase was 
extended to 20 years. As in the case of the 1880 regulations nu 
interest was to be ch,'lrged au outstanding sums of money so that the 
terms of purchase were extremely generous amounting to 5 per cent of 
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the price per year or 6d. per!lcre per year, if the land was purchased 
at the minimum rate as most of i t ~ms. The whole system was severely 
criticised by the Lands Commission in its report in 1902 as virtually 
giving away Crown Land. 
Government's land policy. 
However the criticism had no effect on the 
The new terms had the result of easing the pa)~ent problems which 
many purchasers experienced under the 1880 regulations. A number 
surrendered their lands or pnrt of them to the Government, receiving 
credit for wh.'lt had already been paid, and then took out new allotments 
on the remainder, with 20 years to complete the purchnse. 
The position of the Nntive purchasers was somewhat different. 
In 1881 and 1882 many purchasers had come forward and had undertaken 
to purchase 2000 acre tracts. They had in many cases, though, only 
been able to pay the first one or two instalments and then there had 
been no further payments . The Government in 1889 and 1890 decided 
to work through each case and allot land areas which the natives were 
capable of purchasing, crediting them with the money already paid. 
This resulted in a reduction of Native areas and also their fragmentation 
ns in most cases the land surrendered to the Crown was later allotted 
to Europe ::ms. 
The 20 year payment terms also resulted in the acquisition of con-
sidernble tracts of land by existing landowners, as no effort was 
mnde to restrict the transfer of lnnd claims and the accumulation of 
several into the hands of a few individuals. Proclamation No.4 of 
1894 tried to regulate the size of lots by limiting the area of lots 
to 2000 acres except "where it is evident from the n,'lture of the land 
that a larger area was required for successful farming". In this 
case grants of up to 4000 acres would be allowed. This proclrumation 
did no more than recognise that larger lots were being sold in many 
of the more inaccessible parts of the Colony. Theoretically there 
was . nothing to stop someone buying three 4000 acre lots, although 
no one actually did do so. 
3.13. Further systematic colonization schemes 1885-1896 
3.13.1.\veenen settlement scheme 
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One of the first schemes undertaken by the Land and Immigr~tion 
Bonrd was the planning and laying out of a modest irrigation settle-
ment at Weenen (Fig. 36). The Governor in Council had under Law 23 
of 1876 been empowered to resume possession of 5000 acres of land 
reserved as the Townland of Heenen. The Law provided that European 
immigrants should be settled up the lands. 
Owing to lack of funds the schp.me was only adopted in 1885, when 
a small scheme was surveyed. A total of 17 lots covering 709 acres 
were surveyed. Law 23 of 1876 had specified that each holding was 
not to exceed 50 acres for each family, and each holder was to have 
the right of pasturage or common~ge over the Townlands of Ueenen. 
The old or lower water course W.'lS constructed to provide water for 
the 17 lots and under Law 5 of 1885 a Board was set up to regulate 
and control the flow of water over the irrigation lands and raise a 
levy for the service. 
The Government provided strict control over the scheme. 
Provision was made for personal occupation of the land, defined as 
9 months in each ye!lr, while special provisions for ploughing were 
introduced. At the end of the second year of occupation half the 
area of the lot had to be ploughed and this had to be maintained 
for the rest of the purchase period. The purchase price was to be 
paid over a period of ten years starting from the end of the second 
year, and title deeds were to be issued only when all the conditions 
required had been met. The period of repayment could be extended 
to 21 years in which case interest on arrears could be charged. 
Many availed themselves of this clouse. 
The scheme does not appear to have been particularly successful 
in the initial stages as the lots were only taken up slowly. By 
the end of 1888 only 8 lots had been allocated. " The last lot in 
this scheme was taken up in 1903, when the second t-leenen scheme was 
initiated. 
In 1900, 
portion of the ~Jeenen Townlands, not exceeding 3000 acres. The 
land so resumed was to be set aside for European immigration and a 








L ow level furrow 1885. 
High level furrow 1902. 
Boundaries of the Irrigation lots. 
- Boundary of Weenen Townlands. 
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I 
Fig. 36. Plan of the Weenen Irrigation Scheme. 
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works were to be maintained by . the Government. The basic layout was 
similar to that of the original scheme, but whereas the lots adhered 
fairly rigidly to the 50 acres prescribed (only 4 out of 17 being 
of a different size) the range of sizes in the new settlement was 
greater. A total of 51 lots covering 2025 acres was surveyed. 
The range of sizes was from 25 acres to 66 acres but the majority \-7ere 
close to the average of 40 acres. Thus of the total 2949 acres 
resurveyed by thb Government, 2734 was surveyed into irrigation lots 
and the remaining 215 acres tolas taken up by roads, channels, etc. 
The scheme was ready for settlement in 1903 and it was far more 
successful than the original with a ready demand for lots. A total 
of 33 lots (1329 acres) was taken in 1903 and a further 7 lots 
covering 242 acres in 1904. In 1910 42 lots were occupied with an 
area of 1638 acres, leaving 9 unoccupied covering only 387 acres, 
three of ~Yhich were originally reserved for. public purposes, but 
subsequently released as irrigation lots. 
The individual lots in both these schemes appear to have been 
held separately. There was by 1910 no amalgamation into larger 
lots, and there were only two partitions. The second largest of the 
new irrigation lots (No. 45 - 60 acres) was divided into two, while 
Lot 1 (50 acres) of the original settlement was also divided into 
two portions. 
The two schemes therefore did have the desired effect of 
bringing immigrants onto the land and so gaining a larger European 
rural population. It must be remembered, however, that under Law 50 
of 1884 up to h.:1lf the lots in the special settlement could be 
allotted to persons already in Nat al, so that the actual gain in 
settlers mlS probably small as a result of the scheme. However, 
even in 1910 only five persons owned fat''''!> "ear Weenen in addition 
to an irrigation lot. 
3.12.2. Other settlement schemes 1896 
In 1896 renewed Government activity occurred with the proclamation 
of three new reserve areas. These were Dronk Vlei in the 20th July 
and Umzimkulwana and Ulufafa on the 24th August. These reserves 
were for European immigrants only. Other schemes at Umgodi and 
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Umhlabatyan were intended mainly for 'Native purchasers, 
The Umzimkulwana scheme in Alfred County \oms ' a development of 
the original scheme proposed in 1883, but abandoned due to a lack of 
response. The ne\07 scheme covered 16,777 acres divided into 11 lots. 
Only two lots \07ere not occupied by 1900 and all were allotted by 1910. 
The size of lot averaging about 1500 acres appears to have been 
successful reflecting the' gener!ll size of farm existing in the Alfred 
County at the time of survey, and far more successful than the 200 
to 250 acres originally proposed and then abandoned. 
The Drank Vlei scheme, in southern Pieterm~ritzburg County, had 
originally been proposed in 1880 , but the scheme fell through as a 
result of inaccessibility. In the revised scheme provision was made 
for 43 lots covering a tot~l of 27,933 acres with an average size of 
650 acres (Fig. 37). In addition a town at Creighton was planned, 
but no common.:lge. All but four of the lots were taken up between 
1896 and 1900 and the remainder by 1910. Only two lots were purchased 
by farmers outside the Reserve and in general the size appears to 
have been realistic, although smaller than the surrounding farms. 
The Ulufafa Settlement Reserve in southern Pietermaritzburg County 
was close to the Dronk Vlei Settlement Reserve: A total of 
11,031 acres was set aside and divided into 15 lots. By 1900 all but 
three were occupied and all were occupied by 1910. The farms were 
again smaller than those in the surrounding area. The success of 
the scheme probably encouraged the Government to consider the possibi-
lity o.f closer settlement in future schemes. The large Inhlamavini 
scheme in the next dec.'~de is an example in point. 
Land sales in these schemes were at a fixed lOs. per acre 
payable in terms of the 1889 regulations. The main Government 
advantage in this method was the concentration of new settlers in 
fixed areas, rather than distributing them over the length and breadth 
of Natal. 
3.13.3. Summary of sales 1881-1900 
Land sales were brisk in the period from 1880 onwards. This 
is reflected in the increased survey activity in the last twenty 
years of the century when five times as much land was surveyed as 
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TABLE , 17 
SURVEYED AREAS 1881-1900* 
1881-1890 ~891-1900 County No. Acreage No. Acreage 
Klip River 169 176,165 476 568,937 
Weenen 135 153,727 126 147,142 
Umvoti 24 19,321 13 8,873 
Pietermaritzburg 498 416,092 519 .400,193 
Victoria 7 7,100 11 , 9,431 
Durban 3 1,050 
Alexandra 147 48,273 182 115,394 
Alfred 258 121,265 166 111,472 
Total 1238 941,943 ll~96 1,362,492 
*Excluding areas resumed and surveyed for leasehold. 
3.14. Twentieth Century development of land legislation 
The 1889 regulations remained in force, with some modification, 
( .. 
until the introduction of a uniform system of land sales for the 
whole of South Africa under the "Act for the Allotment of Crown Lands 
for settlement purposes" (Union Act No. 12 of 1912). However a 
number of modifications occurred, mainly as a result of the grant of 
Responsible Government to Natal in 1893 and to the increased 
Government revenues, which enabled it to embark on a more adventurous 
land policy, based in the main upon Australian experience. The 
administration of the land grant system was brought under the control 
of the Land Board in 1904 which, under Proclamation No. 107 of 1906 
had to approve the grant of any piece of land and could waive any of 
the regulations l1hieh were deemed to be unnecess:lry. In 1907 under 
Proclrunation 31 allotment was to be subject to the consent of the 
Minister of Agriculture. In this w::ty land policy was brought under 
the control of the elected representntives of the Natal electorate, 
but only for a short time, and this in fact had comparatively little 
effect upon the course of land settlement. The situation was in 
contrast to that which obtained in S0me of the Australian colonies 
where the land battles between the agriculturist and squatter were 
fought in the Parliament through manipulation of the land laws. 
The main piece of legislation in this period was Act 44 of 1904, 
which was passed "to aid and encour,::tge the Agricultural Development 
of Natal". This act tried to overcome the previous problems of 
applying uniform conditions to the snle of all Crown Lands in the 
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Colony. Crown Lands were to be divided into three classes, according 
to the type of farming to which they were suited and each of these 
was to be subject to different conditions. 
Class I was land suitable for special farming and waS to be 
divided into blocks of 60 acres or less if irrigation ~vas to be 
practised, or of less than 250 acres if it was to be used for other 
special purposes. 
Class II was for areas for mixed arable and livestock farming, 
where allotments of 250 to 500 acres were allowed on a lease of 99 
The recipients 't'1ere required to reside on their allotments 
for 9 months in each year. 
Chss III was for areas which were only suited to pasture or 
for tree planting. In this case blocks of 2000 acres or less would 
be allolved on leases of 33 years, renewable for further periods. 
These regulations were designed in the main to cope with the 
expected flood of settlement in Zu1u1and, and the government was 
determined that this should be orderly and without the abuses which 
h ,~d marked the whole history of land settlement in Natal heretofore. 
One final amendment occurred with Act 39 of 1908 which provided 
that lands purchased on the 20 year payment scheme could not be 
transferred until 15 years of occupation and residence had been com-
pleted. It also provided that the holders of. irrigation lots could 
purchase any lots up to a maximum of 600 acres. 
3.15. Settlement Schemes in the twentieth century (Fig. 39) 
In the years following 1900 the Government was able to purchase 
land On a considerable scale or through the imposition of a high 
land tax on unimproved or unoccupied land, was able to slowly acquire 
considerable tracts. The land acquired or purchased in this manner 
was intended for settlement by Europeans in more compact settlement 
schemes carefully controlled by the Government. The acquisition 
of land was controlled by Act 24 of 1902 "Act for Acquiring of lands 
for the aettlement thereon of persons of European descent". 
The first major scheme W1S the Ttlinterton Land Settlement 
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acquired with a considerable acreage at Winterton. These lands 
amounted to 17,941 acres. Part of the land "Jas suitable for 
(,' lose settlement under irrigation. 
The scheme provided for the 
settlement of approximately 50 families on plots to be surveyed. 
Each person was to receive a given area of irrigable land, dry arable 
land, grazing land and commonage rights. The scheme involved the 
construction of an irrigation furrow off the Little Bushmans River 
and the construction of a raih-my spur from Frere to the town of 
Winterton, established on part of the settlement (Fig. 40) 
As in the case of the Zu1uland settlement schemes, formulated at 
the S,'lmG time, the Government preferred to lease the land rather than 
undertake to sell it until it was quite certain that the tenant was 
in fact a bona fide farmer and not a speculator in disguise. Unlike 
the settlement schemes of the 1850's the scheme was not intended 
pri.marily as an attraction to inunigrants from Europe, but rather as 
a means of providing for the agricultural community an increased 
number of farms, in the hope of preventing the drift of population 
from the land. The Government was anxious to m~intain a strong 
farming community for political reasons and was as a result cOmmitted 
to a course of action which would strengthen the rural economy. 
The settlement schemes in addition to the two irrigation schemes 
of Weenen and Winterton, which have already been dealt with, included 
a number of closer settlement agricultural or grazing schemes. The 
government wanted to develop mixed farming on a greater scale and 
in the. period from 1908 to 1910 several settlements were laid out. 
All of them involved purchase of land and its resurvey for smaller 
units. They amounted to 80,105 !lcres purchased and subdivided (Table 
18) 
TABLE 18 
AREAS OF LANDS SURVEYED FOR ClDSER SETTLEMENT 1908-1910 
Scheme No. of Lots Area Average size 
Kuich Vlei 22 12,533 570 
Bergville 33 22,162 672 
Vnrkensfontein 13 7,781 579 
Zeekoe Hoek 13 6,228 479 
Inh1amavimi 35 31,401 897 
Total 116 80,105 691 
The schemes covered an area somewhnt gre~ter than the area of 
o Holdings with irrigation lots. 
S Holdings without irrigation lots. 
• Commonages and Irrigation Board Lands. 
• Township 01 Winterton. 
Irrigation Furrow. 
o 2 3 4 
miles 








area of the lots laid out for the 1850 settlement schemes. However, . 
the average size of lot was more than ten times as great. It was 
realised that except in special circumstances it was impossible to 
farm successfully on less than 500 acres, particularly in the in-
accessible areas .!lvailable. None of the settlement schemes had good 
communic~tions, although a line was planned to Bergvi11e, which alone 
had a town established as part of the scheme. 
The five schemes involved the purchase of undeveloped land -
part of it from the Natal Land and Colonisation Company (22,259 acres). 
The l.!lnd had in 1900 beert in the possession of 12 owners, so that an 
increase of over 100 holtUngs was intended. 
Survey of nell 1andn had decreased consider,'lb1y in the period 
1901-1910 amounting tu only 340,450 acres (see Table 19). Part of 
this had been leased before in the Klip River County, but it represen-
ted an actual extension of settlement in Pietermaritzburg County 
p.!lrticularly. Thus by 1910 compar~tive1y little land remained for 
survey. Approximately a million acres remained within the pre-1897 
boundaries of Natal, most of it ~lTithin the rugged areas of southern 
::md western Pietermaritzburg County, most of which was occupied by 
Natives and later taken over by the Native Trust. The year 1910 
can be said to have marked the end of the expansion of European 
settlement south of the Buffalo-Tuge1a line and witnessed the initial 
stages of an intensification programme. 
TABLE 19 
LAND SURVEYED 1901-1910 AND REMAINING LAND SURVEYED 1911-1967 
County 1901-1910 since 1910 No; Acreage No. Acreage 
Klip River 59 57,464 51 48,724 
Weenen 91 36,255 37 29,613 
Umvoti 5 2,213 6 5,989 
Pieterm!lritzburg 126 119,258 88 102,869 
Victoria 15 6,263 5 2,874 
Durban 8 2,182 * Alexnnur,,, 60 57,680 21 15,615 
Alfred 81 59,135 15 7,519 
Natal 445 340,450 223 213,203 
* Since 1910 some townships have been laid out in Native lands aouth 
of Durban. 
3.16 Zululand 
The area remaining open for settlement was Zu1uland, which had 
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been annexed by N~ta1 in 1897 (Act 37 of 1897). The annexation was 
allOlved by the British Government vTith reservations. These included 
some regulation of the course of European colonization. Section 18 
of the Act provided that "no grants or alienation of Crown L'inds 
within the Province of Zulu land shall be made nor till then shall 
the Natives be disturbed in the use and occupation of any lands 
occupied by them at the time of the taking effect of this Act." 
This was explained by a Government Minute of 18th November 1898. The 
Secretary of State for the Colonies had agreed to annexation upon 
conditions including : 
"The existing system of land tenure in ZuluL<md to be main-
tained for five ye!1rs and no gr.'lnts of land to be made 
during that period. In the meantime a joint Imperial 
and Colonial Commission to be appointed to delimit sufficient 
land reserves for N.'ltive Locations, which Loc.'ltions will 
be inalienabl~ without the consent of the Secretary of 
State. · At the end of the period of five years the Natal 
Government to be at liberty to deal ~.rith the unreserved 
lands,!.40 
In 1902 a Joint Connnission was appointed to delimit the Reserves. 
The Commission finished its l·1Ork in October 1904, and succeeded in 
partitioning Zululand into two sections, two-thirds (3,887,000 acres) 
being reserved for the Natives and the remainder unreserved (2,613,000' 
acres including Proviso B) (Fig. 41). Pressure for the wholes.'lle 
opening of Zu1uland was resisted by the Commissioners. They 
expressed their views through the statement that "lve have been met 
on :111 sides by residents and others, who appear to be labouring 
under the impression th,'1t all the Connnission was required to do was 
to indiscriminately throw open the whole of the lands suitable for 
41 European occupation". The Connnission, hOl-lOVer, took what it 
thought it could, selecting lands which had comparatively sparse 
populations. Many claims to farms were received, some of considerable 
size resulting from concessions made by the Zulu kings, but these 
were rejected -'1S there ';-laS no continuity of Occup-'1tion. 
Once the Zu1u1and Lands Delimitation Commission had reported 
and its findings h-'1d been approved, n start was made on opening 
the Province to European settlement. Work commenced in 1904 and 
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first of the settlement schemes. The initial areas surveyed were 
mostly close to the const and nearest ,to the Tugela River. Progress 
was rapid and survey took place in the strip of land from the Tugela 
to Eshowe and beyond, fo11o~1ing the line of the proposed railway. 
Separate surveys took place in the Nqutu and Qudeni settlement . 
schemes in the interior of Zululand where land had been set aside for 
European settlement. 
By the middle of 1905 sufficient lots had been surveyed to enable 
the Government to throw open the coastal lots, adjacent to the Tuge1a, 
to settlement. In 1906 the Amatikulu, Qudeni and Umhlatuzi Valley 
lots ';V'ere ready while work proceeded on the Nqutu and Empangeni lots. 
These surveys were mostly completed by the end of 1910. As a result 
of the rapid progress in the south, work commenced in August 1910 on 
the Umfo1osi settlement and in November 1910 on the Kwanbonamhi 
settlement. In addition public services such as the railway and 
to';m lots had been laid out from the start. As a result by the end 
of 1910 a total of 501 lots had been laid out covering 315,158 acres 
(Table 20 and Fig. 41) 
TABLE 20 
LOTS LAID OUT IN ZULULAND 1910 
Area No. of Lots Acreage Average size 
Coastal lots 99 69,297 700 
Amatiku1u & Empangeni 211 99,521 472 
Nqutu 18 8,805 489 
Qudeni. 39 66,605 1,708 
Umhlatuzi Valley 70 30,250 432 
Kt-lanbonamb i 16 29,797 1,862 
Umfolosi 48 10 ,883 227 
Total 501 315,158 629 
The Government for the first time had a greater number of good 
farming lots available than were immediately needed. The disposal 
of Crown Land in Zululand was governed by the Natal Act 44 of 1904, 
which had been framed .. V'ith the problems of Zululand in mind. One 
addition was, hO\-7ever, m.~de. The Zulu1and coastal belt was intended 
to be planted to stlgllr cane, and ·1S part of the sugar scheme special 
sug.'lr leases were introduced for those \'1ho did not wish to purchllse 
the land. These leases were divided into two classes, first and 
second class, according to the suitability of the land for cane. 
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First class le~ses required that at least 15 per cent of the land be 
planted to cane, and second class at least 7~ per cent. Rents of 
2s. per acre per annum were charged on First Class and Is. on 
Second Cl~ss lands. Leases were to run for 99 years at the end of 
which freehold title would be granted providing no breach of t,he 
le~se had occurred. 
Beneficial occupation, i.e. nine months' residence a year and 
the construction of a d",elling . WR,S insisted upon, while a special 
milling clause was inserted. The Government in attempting to 
attract a milling firm to Zululand stated that all the cane reaped 
on the farms had to be supplied to the millers, and failure to do 
so would be regarded as a breach of the lease itself. The leases 
were taken out in large numbers, but were rapidly surrendered in 
favour of the twenty year purchase agreements or for settlement 
leases under the 1912 Union Act. However the Sugar Leases remain 
in force in a number of cases. The remaining lands which were 
unsuited to sugar c~ne were available for lease as Third Class leases 
at 6d. per acre per annum. Land 'toTaS available for purchase at 
prices ranging from lOs. to £1. per acre for Third Class lands and 
some'to7hat more for First and Second Class lands. 
The response to the Government scheme was rapid, with a steady 
purchase and lease of land from 1905 to 1910 (Table 21). The 
initial expansion of settlement slowed down however and only increased 
again in the years following Union when the large tracts of land 
around the Umfo1osi were thrown open. 
TABLE 21 
DATE OF OCCUPATION OF ZULULAND LANDS 
Date of Occupation No. of Lots Area 
1905 33 20,922 
1906 97 62,764 
1907 67 47,570 
1908 34 22,298 
1909 33 20,703 
1910 30 21,977 
Total 1905-1910 294 196,304 
Survey had proceeded far ahead of allocation. Only 294 lots 
had been allocated covering 62.3 per cent of the surveyed area of 
Zululand. Large tracts remained unoccupied particularly in the 
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Umhla~uzi Valley scheme where only 10 per cent of the lots had been 
occupied in the five years since survey. The Nqutu scheme alone was 
fully occupied, while the other schemes were in varying stages of 
occupation. None of the Kwanbonambi and Umfolosi lots had been 
taken owing to the late start in surveying in those areas (Tabl~ 22). 
TABLE 22 
LOTS OCCUPIED & UNOCCUPIED IN ZULULAND 1910 
Area 
Coastal 

























One of the basic problems confronting the Surveyor General in 
laying out the lots in Zululand ",as to estimate a suitable size of 
farm taking into aCCJunt the capabilities of the land. Throughout 
Natal's history the official approach to 'what constituted a viable 
size of a farm had erred on the side of meanness. Zululand was a 
definite improvement compared with previous attempts, but still it was 
not satisfactory. The lots as laid out in the Amatikulu, Empangeni, 
Nqutu and Umhlatuzi Valley schemes were in general rather small with 
the result that the 294 lots taken up by 1910 were in the hands of 
225 persons (Table 23). 
Unlike tha previous periods of settlement land speculators 
appear to have been absent from the Zululand Settlement scheme. 
The ama~samation of lots appears to have been due to the need to 
extend existing lots by purchasing a neishbouring one. In t"tvO 
cases 4 lots 'vere amalgamated and in another two 3 lots, but in the 
remaining cases only 2. As a result farm sizes are comparatively 
small with few exceeding 2000 acres in 1910, and these mostly in the 
Qudeni scheme where the initial lots approached 2000 acres. 
The large companies and the speculators were able to adopt a 
different approach in Zululand. The unpopularity of large esta~es 
had reached its zenith in 1907-1909 and few non-Natalian companies 
were willing to invest large sums in Natal when their returns might 
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be subject to high taxation. Instead as much of Zulu land was 
specifically opened up for sugar growing, actual control was vested 
in the sugar mills to :tolhom the lessees had to sell their produce, or 
forfeit their leases. 
TABLE 23 
FARMS IN ZULULAND 1910 
Area No. of Farms Acreage Average size 
Coastal 70~'( 61,250 875 
Amatikulu & Empangeni 114 72,598 637 
Nqutu 8 8,805 1,101 
Qudeni 29 51,179 1,765 
Umhlatuzi 4 2,472 618 
Total 225 196,304 872 
*Two farms overlap the boundary between the settlement areas. 
In the higher parts of Zulu land in the Qudeni scheme area the 
land was unsuited to sugar owing to cool temperatures in winter. 
These areas were intended for cattle and sheep farming, but in general 
the lots laid out were too small, when compared "lith adjacent areas 
of Vryheid and the portions of Zulu1and settled by the Boers in the 
1880's. The Surveyor General's office appears to have completely 
miscalculated the potential of the Nqutu and Umhlatuzi schemes, which 
were laid out in small lots. These were, at the time, unsuited to 
sugar cultivation and lots were not in demand unless they could be 
amalgamated. At Nqutu the lots were larger although the scheme 
proved to be unsuccessful in time, while in the Umhlatuzi Valley large 
scale amalgamations took place in the following decade to produce \" 
workable units. 
To some extent the Surveyor General learnt from these mistakes 
in the laying out of the two schemes undertaken in 1910 at Kwanbonabi 
and Umfo1osi. Near the Umfolosi land was divided into two types 
for intensive agriculture under irrigation and extensive dry land 
fal~ing, for cattle. On these schemes it was realised that farmers 
did not have to produce a range of products but tended to speCialise, 
whil~ specialised farming meant that the size of farm could be 
regulated according to the area required to produce a living from the 
· sale of the product. Land policy had come a long way 'since 1848 
to reach this conclusion. 
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THE CHANGING PATTERN OF LAND Oi~ERSHIP 
4.1. Introduction 
The object of this chapter is to show the development of the land 
ownership pattern of Natal in the period up to .1910. 
Six years have been studied - 1860, 1870, 1880, 1890, 1900 and 
1910 to provide a picture of the pattern of land ownership within the 
Colony of Natal in the period before Union. The nature of the material 
available prevented the study of any year before 1860. Although the 
years studied were arbitrarily chosen they do coincide in several 
instances with major breaks in the general trends of land policy. The 
year 1860 is close enough to the period of the layout of the Voortrekker 
Grants and the 1850 settlement schemes to provide a reasonably valid 
study of them. The year 1870 marked the ertd of the depression in Natal 
so that the results of economic disaster were fully visible. The land 
policy was also chahged in 1868-69 with riotable effects. The year 1880 
is particularly important for the major change in land policy and the 
provision of extended credit, while 1890 was only one year after further 
relaxations. Each of these years was therefore significant for the 
appearance of Natal before major changes. In the year 1900 the full 
effects of extended credit in the previous 20 years could be studied, 
while in 1910 the beginnings of the closer settlement movements were 
visible. 
In this chapter care needs to be exercised with the terminology. 
Original farm grants were partitioned or amalgamated to produce 'farms' 
linked together by common owners. Thus the grants or lots owned by 
one person have been added together where they are adjacent. Lots 
which are contiguous only at one point have been deemed to be adjacent 
and are therefore regarded as a farm. Some farms may include many 
lots or grants; occasionally as many as 40 Deeds Office land parcels 
may be included in a farm. 
No information is available on operational units and therefore the 
farms or holdings which arc discussed in this chapter mayor may not 
have been working units. Some are of such peculiar shapes that it 
would appear to be highly unlikely that they formed a single operational 
unit. In addition owing to a lack of information on leases, it is 
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possible that the pattern of operation of farms might be rather different. 
The size of farms also introduces problems of terminology. Many 
of the smaller farms are referred to as lots, plots or small holdings 
in contemporary literature. Owing to the different approaches to 
land settlement already commented upon, it would appear to be 
~possible to define exactly what a smallholding was. In 1865 in the 
Orange Free State a smallholding was 3000 acres. In more recent times 
20 acres would appear to be a more reasonable figure. Smallholding 
sizes are therefore relative to the dominant size of the holdings and 
are highly subjective and liable to change according to the views of 
the writer. In this study farms of less than six acres have been 
excluded and regarded as urban rather than rural in character. The 
decision appears to be reasonable as the areas composed of farms 
predominantly under six acres were adj3.cent to towns!lnd were regarded 
as 'suburban' holdings. 
One of the tasks of the chapter is to note changes in the ownership 
of land which occurred in the period before Union. Land could be 
freely bought and sold by all races throughout Natal in the period 
before Union, with a few exceptions which have been mentioned. It is 
necessary to see what factors influenced the distribution and redistri-
bution of land. Basically three methods of acquiring land were open 
to persons in Natal, namely grant, purchase and inheritance. 
The Government had the power to grant land and this power was 
exercised to the extent of some 4.8 million acres in Natal in the 
period from 1847 to 1866. Grants were issued and persons paid an 
annual rent for their land and could purchase it if they chose. S~ne 
companies or individuals also made grants of land available to persons 
wishing to settle but this was most unusual in Natal. 
The commonest method of acquiring land was by purchase, either 
directly from the Government or from a landowner. The Government sold 
or undertook to sell some 3.6 million acres in the period from 1847 to 
1910. The amount sold privately cannot be calculated. It was the 
influence of the private l~nd purchaser which had the greatest bearing 
upon the development of land policy and the development of farm zoning 
in Natal. This was due to the early differentiation in price between 
good and bad land by private individuals as opposed to the uniform 
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minimum prices charged by the Crown. 
The transfer of · land upon the death of the owner was more involved. 
Two streams of legal thought were present in Natal, English Common Law 
and Roman Dutch Law, although officially the Roman-Dutch system was in 
operation. The Roman Dutch law of the Cape and the Afrikaner approach 
to land inheritance was to partition the land amongst all the heirs. 
Under this system all the heirs received a portion of the farm (Fig. 42). 
In the situation of plentiful land families were dispersed as some of 
the heirs moved away to new farms and left their inherited portions 
behind. The holdings subject to Roman Dutch law were often purchased 
by one or two of the heirs to produce holdings not too dissimilar from 
those of the fathers. The heirs who stayed on the property could 
either immediately or over a period of years buyout the portions of the 
other heirs. Some of the heirs however sold their lands to the highest 
bidder, thus depriving the family of the land and producing a series of 
comparatively small farms. However, in Natal from an early stage, land 
was not plentiful and in some areas partition increasingly took place, 
producing smaller and smaller holdings. The system of shared ownership 
was never popular and appears to have been only rarely used in Natal. 
The second stream of thought originated in England, where the 
custom was for the eldest son to inherit the whole of the property and 
properties remained stable in size. Thus the tendency towards land 
subdivision was much stronger in Afrikaans-speaking areas than English-
speaking areas. In the pre-Union period most of the Afrikaners 
occupied the three northern Counties . When Natal had been annexed 
by the British, Roman Dutch law had been retained. · This caused some 
c.:oncern to British settlers. Under an Ordinance of 6th June 1856 
British subjects could dispose of their property by will as they 
pleased, but it left intestate estates subject to the Roman Dutch mode. 
of distribution. 
Two other methods of acquiring land were in operation. Land could 
be leased for definite rather than indefinite periods. This was 
comparatively unpopular in Natal in the period before 1902. The other 
was seizure for unpaid debts. This practice was pursued cautiously 
by the Crown in the 1860's and 1870's but it was highly unpopular. 
o 
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a. Original farm grants , 16152. b. Two farm. formed byamalgamatlon,teeO. 
2 3 
mile •. 
c. Small farms re.ultlng from the partition of the two 
farms .hown in b,190e. 




It was however pur sued actively by Banks, money lenders and finance 
institutions and accounts in part for the considerable acreages 
amassed by certain individuals and companies. 
The various trends and developments are traced in this chapter 
year by year and county by county with a concluding section to draw 
the whole together. Changes in land ownership t~nd to be comparatively 
slow in effect. The administrative and legal complications have 
frequently delayed transfers for a year, so that the situation on the 
31st December 1860 probably does not exactly reflect the situation on 
that date, but probably that of a few months before so far as actual 
occupation was concerned. This made little difference to the study 
as changes in the pattern of land ownership were comparatively slow. 
4.2. The Situation in 1860 
4.2.1. Introduction 
In 1860 virtually all the Voortrekker Grants had been made and 
registered, while the 1857 Quit Rent grants were in the process of 
being surveyed and registered. Those in the north of Natal were 
incomplete as were other peripheral areas. As a result approximately 
4.4 million acres had passed into private ownership (Table 24 and Fig.43) 
TABLE 24 
AREAS IN PRIVATE OWNERSHIP IN 1860 
County No. of Farms Area" . Average Size Median size (approx) 
KUp River 202 1,176,570 5825 4700 
Weenen 183 847,422 4631 3750 
Umvoti 139 569,242 4095 3400 
Pietermaritzburg 977 1,330,530 1362 85 
Victoria 486 3ll~, 556 647 100 
Durban 195 110,204 565 130 
Alexandra 71 73,403 1034 630 
NATAL 2253 4,421,927 1963 370 
* These figures exclude land in Church and Native ownership (30,692 
acres in 1860. 
The contrast between the coastal and inland counties is brought 
out most clearly. However, the situation on the settlement schemes 
needs to be considered. Byrne settlement schemes occurred in only 
Pietermaritzburg and Victoria Counties, and excluding Bergtheil's 
New Germany scheme, all the settlement schemes occurred in these two 
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and median sizes should be found in these two counties. Average 
sizes are to a large extent misleading in this study owing to the 
presence of a few small and a few extremely large farms in each county. 
All counties except Alexandra possessed holdings in excess of 10,000 
acres (Fig. 44). A study of the quartile values is rewarding, 
illustrating the extreme contrast between the counties with settlement 
schemes and those without (Table 25). The very small sizes found 
in Pietermaritzburg and Victoria Counties in contrast to Durban County 
are due essentially to the settlement schemes, which form a distinct 
entity. These are in contrast to the uniformly high values for the 
Klip River, \~eenen and Umvoti Counties. 
TABLE 25 
QUARTILE AND MEDIAN SIZES OF FARMS 1860 
County Lower Quartile Median Upper Quartile 

























The development of the settlement schemes is to a large extent a 
reversal of the trends in other parts of the Colony and as' such 
forms a separate theme. The contrast between the settlement 
schemes and the other farms in the Counties in which they were placed 
is illustrated in Table 26, which shows the median and quartile 
values of the settlement schemes holdings and the remainder in the 
two counties. 
TABLE 26 
SIZES OF HOLDINGS IN PIETEP~ITZBURG AND VICTORIA : 1860 
County Lower Quartile 
Pietermaritzburg - settlement schemes 
- remainder of county 
Victoria - settlement schemes 
















In 1860 the lands in private possession within the settlement 
schemes amounted to 88,862 acres or 2.0 per cent of the land of 
Natal held privately. However the number of holdings, 866, amounted 
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to 38 per cent of the total number. These facts alone distinguish 
the settlement schemes. In both counties the number of holdings 
exclusively in the schemes was more th3n half the total number -
591 out of 977 in Pietermaritzburg County and 275 out of 482 in 
Victoria County. The contrast between the schemes and the rest of 
the County c.gn be shown by the fact that in Victoria County the 
median size of farms outside the schemes was eleven times greater than 
those inside, while in Pietermaritzburg County the figure was 60 
times gretlter. 
4.2.2. K1ip River County 
In 1860 the most northerly of the counties,K1ip River and Weenen~ 
had been almost completely untouched by the settlement schemes and 
subdivisiona1 processes with the result that farms were large (Table 27). 
TABLE 27 
FARM NUMBERS AND SIZES IN KLIP RIVER AND WEENEN couNTiES, 1860 
Size Klip River Weenen 
(acres) No. Area No. Area 
Under 1000 2 970 
1000 - 2000 4 6,166 6 11,417 
2001 - 3000 33 84,176 48 130,420 
3001 - 4000 50 165,842 51 158,578 
4001 - 5000 16 66,816 6 26,690 
5001 - 6000 8 45,845 10 56,211 
6001 - 7000 8 50,457 38 235,517 
7001 - 8000 27 206,130 9 68,635 
8001 -10000 41 336,279 10 82,455 
Over 10000 13 213 ,889 5 77 ,499 
Total 202 1,176,570 183 847,422 
Comparatively little land had been granted in Klip River County 
to the north of the Biggarsberg in 1860. A total of 13 farms had 
been surveyed from the Biggarsberg to the Transvaal border, a distance 
of 50 miles. This was due to the late date of survey of most of the 
Klip River farms issued under the 1857 Quit Rent regulations. 
Several grants had, however, been issued east and south of Dundee 
forming a detached portion of alienated land. Most of the farms 
consisted of the Voortrekker grants, some of which had been grouped 
and divided. Comparatively little amalgamation had occurred by 1860. 
Only 13 farms exceeded 10,000 acres while most were within the 
original grant boundaries. The remarkable similarity to the original 
grants is borne out by the fact that of the 215 original grants only 
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1.4 had been partitioned, while . only 18 farms consisted of portions 
of two or more grants. Only a fe"('1 large estates had been built up 
through amalgamation. Host of these occurred around Ladysmith (5 
within 4 miles of Ladysmith). Because of the correspondence to the 
original grant size there is a marked concentration of farms of 7000 
to 9000 acres in the south with smaller grants of 2000 • 4000 around 
the northern and eastern margins of settlement due to the different 
sizes of Voortrekker and 1857 Quit Rent grants. This is also 
reflected by the presence of smaller farms, 2000 to 3000 acres, in 
amongst the Voortrekker grants of the County where infilling took 
place within the gaps left after surveying the original farms. Several 
of these gaps had still not been surveyed or granted in 1860. 
The major speculators had not succeeded in purchasing large blocks 
of farms in 1860 in the County. Only 174,000 acres were in their 
hands together with 6,497 acres belonging to the Natal Land Company. 
This constituted only 15.2 per cent of the County in private ownership 
compared with 23.9 per cent for Natal as a wholel No pattern is 
apparent in the lands so acquired and it appears that the local 
inhabitants tended to purchase farms rather than the London, Cape or 
Natal financiers. As a result some of the local farmers acquired 
more than one farm but sometimes they were sepqrated from one another. 
For ex~ple A. van Tonder acquired five farms totalling over 30,000 
acres. 
The overall pattern of farms was fairly stable except for the 
massive turnover of land which amounted to 25.6 per cent of the land 
area in private hands. This turnover, involving 73 properties with 
a total area of 301,530 acres, showed a degree of ownership instability 
unexpected in the farm pattern. Land prices were entirely below 
th~ Government minimum price, indeed most of them (72 per cent) were 
less than a quarter of the Government's .minimum price (table 28). 
TABLE 28 
LAND PRICES AT SALES IN KLIP RIVER 1860 
Value No. Area Average size 
Under la. 49 208,813 4,261 
Is. - h .lld. 20 81,680 4,084 
2s. - 3s .lld. 4 11,037 2,759 




Owing to the frequent changes in name and lack of a numbering 
system it was not possible to identify with certainty the distribution 
of farus sold, but it would appear to be fairly uniform with no marked 
Concentrations of sales. 
4.2.3. Weenen County 
Weenen County, as in the case of Klip River County, consisted in 
1860 entirely of grants issued on quit rent tenure. Most of them 
had been granted by the end of 1860. As in the northern County 
farm size still bore a remarkable resemblance to the sizes of the 
original grants. Three distinct areas could be distinguished. 
First of all the larger Voortrekker grants of 7000 to 8000 acres 
close to the Tugela River, where sizes similar to the Klip River grants 
were allowed. In 1860 the area above Colenso was included for 
administrative purposes in the northern County. The main area around 
c.ampr\'ed 
Blaauw Krantz and Busl~ans River standard 6000 acre farms, which 
were mostly intact. A few had been grouped together to form larger 
grants, mostly between Weenen. and Estcourt, where the largest farms in 
the County occurred, one of which reached over 20,000 acres. In the 
Mooi River valley and below Weenen the 1857 Quit Rent grants were the 
major element with farms of approximately 3000 acres. These farms 
were also scattered amongst the Voortrekker grants where land had been 
left vacant up to 1857. 
The town of Weenen was in a highly eccentric position with regard 
to the farms in the County. Unoccupied land extended from the 
Impafaria Location as far as the Townlands, which emphasised its 
relative isolation. In addition little penetration had taken place 
into the foothills of the Drakensberg. Only in the Cathkin area did 
farms reach them. One extended to within 7 miles of the crest. 
Elsewhere farms rarely approached to within 20 miles of the Basuto line. 
Gaps between farms remained, particularly in the rugged area between 
the Bushmans and Mooi Rivers, which had not attracted the Voortrekkers. 
The olmership pattern showed that only 15 per cent of the County 
was in the hands of speculators. This was the lowest proportion of 
any county in 1860. As in the case of K1ip River the distribution 




County adjacent to the K1ip River County, ~here the larger Voortrekker 
grants lay. The 1857 Quit Rent grants had not been surveyed and 
granted for long so that speculative activity was only beginning. 
A total of 18.9 per cent of the land in private hands was sold 
in the County in 1860. 'Host of the purchases were made by speculators, 
particularly in the newly opened 1857 Regulation grants. A total of 
161,202 acres was involved in 46 transactions. All the land ~as sold 
at the Government minimum price or less. Only one transaction reached 
the 4s. per acre level. Once again 70 per cent was sold at less than 
a quarter of the Government price. 
4.2.4. Umvoti County 
The ownership pattern in Umvoti County in 1860 bore some resemblance 
to Weenen County. The Voortrekker grants were amaller in Umvoti County 
which accounts for the smaller average size (4095 acres). By 1860 
most of the County had been surveyed and occupied .(84.2 per cent of 
the total are~ surveyed was taken). There were as a result compara-
tively few spaces left between farms. Once again the distribution of 
farms closely reflected the distribution of Voortrekker grants at 6000 
acres and 1857 grants at 3000 acres (Table 29). 
TABLE 29 
FARM SIZES IN UMVOTI COUNTY, 1860 
Size Number Acreage 
1001 .. 1500 9 13,101 
1501 2000 12 20,397 
2001 - 3000 38 102,947 
3001 - 4000 27 85,151 
4001 5000 6 27,852 
5001 - 6000 6 34,793 
6001 - 7000 32 201,309 
Over 7000 9 83,692 
Total 139 569,242 
Comparatively little amalgamation had occurred. Only two farms 
exceeded 10,000 acres, one a large Voortrekker grant and the other an 
amalgamation. Speculators had, however, been more active in Umvoti 
than in Weenen, acquiring nearly 100,000 acres or 17.3 per cent of 
the County. The distribution was again irregular and showed that no 
particular area, even adjacent to the Native Locations, had experienced 
a major depression. The parallel with Weenen County is carried 







A total of 106,890 acres W,!lS soid in 39 transfers. All the sales were 
at less than the Government minimum price but only 40 per cent were sold 
for less than a q1larter of the Government minimum price. Host of the 
transfers at low prices occurred in the farms adjacent to the Native 
Location, where the land was more rugged and less suitable for pastoral 
farming. 
4.2.5. Pietermaritzburg County 
4.2.5.1. Introduction 
In Pietermaritzburg County distinction has been made between the 
settlement schemes and the remainder of the County. The contrast 
between the two can be seen from Table 30 in that over 60 per cent of 
the farms in the county were in the settlement schemes, but these com-
prised no more than 3 per cent of the total area alienated. 
TABLE 30 
FARM SIZES PIETEFMARITZBURG COUNTY, 1860 
Size 
6 - 20 
21 - SO 
51 - 100 
101 - 200 
201 - 300 
301 - 500 
501 - 1000 
1001 - 2000 
2001 - 3000 
3001 - 4000 
4001 - 5000 
5001 - 6000 





























































605 68,870 372 1,261,660 977 1,330,530 
The land grants to the Voortrekkers and under the 1857 Regulations 
were smaller in Pietermaritzburg County than in any of the other 
interior Counties. Most of the freehold grants were in connection 
with the settlement schemes and they showed a great variety of sizes, 
as the government gave a single grant to ~ne settlement. The County 
in 1860 showed a continuous spread of farms from Durban County to 
Umvoti and lleenen Counties in the north. The pattern of Native 
Locations and towns made the distribution more irregular than to the 
north. The Townlands of Pietermaritzburg and the Zwartkop Native 
Location almost cut the County in two. In the west ,:mdsouth there 
n1~==~============~=I~==--~--------~----~ 
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existed an open frontier to the settlement. It was best marked along 
ilie Umkomaas River, which was an effective barrier to settlement. It 
was only adjacent to Ixopo that farms had been allocated in the area 
south of the Umkomaas. These included a few isolated ones. In only 
11 few cases were they occupied, ho'tvever. Known speculators and land 
companies had acquired 60.5 per cent of the 110,600 acres south of the 
Umkomaas. It was apparent that until communications were improved 
farming prospects were unlikely to be attractive in this area. Some 
of the more isolated farms extended for 20 miles beyond the Umkomaas. 
Between the Umkomaas and Mooi Rivers, the settlement reached a well 
marked line, but again speculators had purchased extensively in the 
frontier areas. 
4.2.5.2. Ihe settlement schemes 
The Byrne settlement schemes in Pieterm,~ritzbtirg County, 
excluding the small lots adjacent to that city. showed that most of 
the lots were still owrled by the individuals to whom they had been 
granted and that there was a predominance of small lots (Table 31). 
TABLE 31 
BYRNE SETTLEMENTS IN 1860 
Size Dunbar Beaulieu 
Little Harmony Harmony 
Vaalkop & 
Dadelfontein 
20 .scres 70 38 17 3 57 
40 acres 30 17 8 5 12 
45 acres 4 5 1 2 
50 acres 18 10 8 1 10 
Others under 50 acres 2 1 1 
Total under 51 acres 124 70 35 9 82 
51 - 100 acres 23 25 19 5 21 
Total No. of holdings* 160 112 56 17 109 
*Excluding remainders still in Byrne's name 
The estate at Vaalkop and Dadelfontein was most unsuccessful. 
5844 acres remained in Byrne's hands and the rest was divided into 
very small lots. Over half of them were of the minimum size of 20 
acres and only 6 exceeded 100 acres, the largest being 240 , acres. 
The majority of the 20 acre lots, or half the total number of holdings, 
There were held by people who had either left the District or Natal. 
was a lack of activity in the estate in the form of sales. Only one 
transfer was recorded in 1860 and it seems likely that prices, even 
if more sales had been possible, would have been low. The one 
-173-
transfer of 40 acres lV'as passed for 5s. an acre, including a town lot 
in Thornville. Only 120 lots were occupied, implying an extremely 
low degree of amalgamation, suggesting once more a lack of interest 
in the land. The poor nature of the land and the comparative 
in"accessibility of this settlement have been noted. Over half the 
\ 
estate (5844 acres) remained unoccupied and in the hands of the Byrne 
trustees, while the lands surrounding the ~state were mainly in the 
hands of speculators, all of which discouraged development. 
The state of the Dunbar Estate was similar to that at Vaalkop 
and Dadelfontein. It had been poorly placed with regard to communi-
cations and it included areas of rugged relief which discouraged many 
settlers from settling permanently on the estate. However all the 
lots had been taken and one of the commonages hed been sold by 1860, 
leaving only 859 acres in the hands of the Byrne trustees. There 
had been very little amalgamation. The 163 lots taken up were still 
in the hands of 160 persons in 1860, indicating a very slight interest 
in the Estate. The majority of the holdings (70) were 20 acres and 
few (13) wete o~er 100 acres in extent, neatly all of them being the 
original large lots laid out for the wealthier immigrants who came 
out under Byrne's auspices. Four lots were sold in 1860, totalling 
210 acres at prices between 2s. 6d. and 5s. an acre, including town 
lots in Byrne Township. 
The Beaulieu Estate, the largest of the Byrne settlements in 
Pietermaritzburg County was the most successful in the county. A 
total of 124 lots had been occupied and 77 remained unoccupied together 
with 700 acres of commonage adjacent to the town of Richmond. The 
area remaining unoccupied thus totalled 3445 acres or approximately 
30 per cent of the area of the estate. The estate had been laid 
out more generously than many of the others with comparatively .few 
20 acre lots. Thus of the 112 ownership units only 38 were of 20 
acres and a further 17 at 40 acres. Again the amount of amalgamation 
which had taken place was slight resulting in a reduction of only 12 
in the number of ownership units. As a result the size of holdings 
remained small. Eight lots were sold in the course of 1860 totalling 
426 acres, at prices ranging from 3s. 3d. to 50s., the majority at 
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48. 6d. to 7s. 9d. This indicates a certain amount of activity in the 
land around Richmond, but the land between Richmond and Pietermaritz-
burg was in general in the h~nds of speculators at this time. 
The Harmony Estate, situated adjacent to the Beaulieu Estate 
was less successful. Only 57 lots out of the 162 surveyed were 
taken. Thus only 3143 acres were in private ownership leaving 4158 
acres in the hands of the Byrne trustees. It was thus the least 
successful if ratio of surveyed lots to taken lots is considered. 
No amalgamation had taken place within the estate, although one of the 
neighbouring farmers had acquired one plot adjacent to his main 
property. This was one of the purchases which took place in the year 
and the price of l4s. 3d. per acre suggests that the purchaser was 
requiring additional water supplies for the southern part of his farm, 
which lay essentially on a watershed. Two other purchases amounting 
to 160 acres took place at values of 4s. ad. and 7s. which were 
higher prices than the surrounding farm lands artd were in all 
probability for land on which improvements had taken place. In 
particular the erection of buildings/where the original settlers 
remained on their plots and did not abandon them as they did at 
Vaalkop and Dadelfontein, and Dunbar Estates, i"c.,"edsel\ va\ue.c; 
The Little Harmony Estate was also adjacent to the Beaulieu Estate 
and separated from the Harmony Estate only by the Voortrekker Grant, 
Commissie Drift, which straddled the Ilovo River. On this estate 
little progress was made. Only 1180 acres were appropriated, leaving 
3116 acres still in the hands of the Byrne trustees. The estate had 
been planned with a village (Byrne) in the south, about 7-8 miles 
from Richmond. Extensive commonages covering 2096 acres had been left. 
There had been complete stagnation since the Byrne settlement. 
Byrne, although planned, was never laid out, while only 17 of the 50 
plots were transferred. Most plots remained in the names of their 
original purchasers. However, the small 20 acre plots had generally 
been avoided. Only 3 out of 25 were taken and the remainder were 
still in the Trustees' hands. An added sign of stagnation was the 
complete absence of transfers in 1860. 
The five estates planned in the rural areas of Pi eterma ritz burg 
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were thus not particularly successful. The areas remaining in the 
hands of the Byrne Trustees were large (Table 32). The schemes 
adjacent to Pietermaritzburg at Slang Spruit, New England, and to 
the north of Pietermaritzburg met with greater success. This was 
Que essentially to the proximity of the estates to Pietermaritzburg 
with its garrison and urban population which provided a ready market 
for produce. The advantages enjoyed by the two estates were 
particularly evident in the period before the partition of the 
Pietermaritzburg Townlands into small holdings. 
TABLE 32 
APPROPRIATED AREAS ON BYRNE SETTLEMENTS IN PIETERMARITZBURG COUNTY,1860 
Estate 
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The New England Estate was the closest to Pietermaritzburg, being 
only 3-5 miles from the centre of the City. As a result it prospered 
to a greater degree than -any of the others, and attracted men with 
capital. In 1860, l~5 lots were occupied and only 6 unoccupied. 
However, due to the greater interest in the SCheme, a considerable 
volume of transfers had occurred, with the result that the 45 appropria-
ted lots were in 23 hands. Amalgmnation had thuo commenced in an 
area where the chances of smallholders succeeding were greatest. 
Even so, 9 of the 23 ho1dings were only 20 acres in size, but 6 
exceeded 100 acres. In 1860 the degree of economic attivity can 
be gauged from the fact that 7 transfers occurred totalling 596 acres, 
or over a quarter of the estate, at prices ranging from £1 to £5 per 
,'lcre. 
The Slang Spruit plots, al~o laid o~t adjacent to Pietermaritzburg 
(4-6 miles from the centre of the City) were not at first as success-
ful. The estate was laid out in 79 plots of which 37 had not been 
taken up by 1860. · There were 30 farms on the tstate in 1860, 
indicating that some amalgamation had occurred. Only 1685 acres 
were occupied leaving 1197 acres vacant. Two lots were sold in 
f. 
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1860 totalling 85 acres at lOs. and £1. per acre. 
Land, to the north of Pietermaritzburg, had been set aside for 
the Byrne settlement scheme, but it was found that it was most un~ 
suitable for the purpose. Close settlement was thus abandoned and 
larger lots were planned for sale under the ruling conditions. In 
all 50 plots were originally laid out, the smaller ones were closest 
to Pietermaritzburg and they increased 1n size towards the Umgeni 
River. The plots averaged 175 acres each and the ones closest to 
Pietermaritzburg (38), which were occupied in 1860, averaged only 
135 acres, in plots ranging from 45 to 437 acres. However the 
Government and the Byrne Trustees had been too optimistic as the 
plots were still not capable of supporting a family, and applicants 
had to be allowed to purchase more than one plot. As a result the 
38 plots were owned by 13 people. The smallest unit was 182 acres 
and the largest ~86 acres. The remaining 12 plots covering 3621 
acres remained in the hands of the Byrne Trustees. 
Byrne had also acquired St. Michael's Mount outside Pietermaritz-
burg and Middlebosch to the west of the City, but these remained 
unoccupied in 1860. The Byrne settlements, due in the main to the 
unusual financial basis of the scheme, thus presented an unusual 
picture of minute holdings in clusters in an otherwise empty land. 
}fany of the smal1ho1dings were unoccupied as their owners had left 
the estates. 
The other promoters who had laid out estates in Pietermaritzburg 
County had varying success. John Lidgett's schemes were not entirely 
successful. Lidgett purchased a total of 14,496 acres in Pieter~ 
maritzburg County and a further 1394 acres in Umvoti County. Most 
of the land (11,214 acres) he purchased privately and the remainder 
from the Government. The main settlement was laid out at Lidgetton 
on the farm Riet Val1ei about 22 miles by road from Pietermaritzburg. 
A block of 63 plots was laid out and it was intended to continue with 
the division. Many of the diVisions, although laid out on paper, 
were never transferred. In 1860, 22 of the plots covering 1060 
acres had been taken and were registered in 18 names. Nine of the 
lots were 30 acres of less in extent. Two lots accounting for 170 
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acres had been purchased by speculators, which was an unusual occurrence 
on the settlement schemes at this date. Lidgett thus was left with 
13,436 acres in Pietermaritzburg County an~with little prospect of 
being able to sell it. The turnover 'of land in 1860 was limited 
to two plots amounting to 230 acres sold at Is. 3d. and 5s.l0d. an 
acre. 
Hackett and Milner's scheme in the Karkloof was initially more 
successful. The 4311 acres acquired for the settlement had been 
divided into 32 plots, all of which were taken. Some amalgamation 
had occurred, 3 plots being joined to others. The resulting sizes 
were appreciably larger than either Byrne's and Lidgett's schemes, 
ranging from 47 to 493 acres. However, the inaccessibility of the 
settlement within the hills of the Kark100f Range, approximately 30 
miles by a poor road from Pietermaritzburg, and the broken nature of 
the terrain discouraged development. No trartsfer occurred in 1860 
and the settlement appeared to be struggling to survive. In 1862 
the last of the occupants left and the settlement was abandoned. 
The York settlement appears to have been in a better position. 
The founders and other members acquired a considerable area around 
York. The original grants at York totalled 6031 acres, added to which 
were Lots 1, 2 and 6 totalling another 5617 acres. A further series 
of 8 lots was associated with the settlement although not forming · 
part of it. These totalled 9892 acres. A total of 21,540 acres 
was originally associated with the scheme. However, Lots 7-11 were 
not included and had fallen to speculators by 1860, as they were 
mainly in the rugged area of land between York and Grey town. The 
York settlement itself in 1860 contained 11,648 acres with a further 
5566 acres in 3 large farms on the northern side. A total of 2281 
acres was set aside for the township of York and the commonage. The 
remaining land included 1204 acres still in the hands of the pro-
prietors with 8163 acres divided into 39 ownership units ranging in 
size from 10 to 1065 acres. A third (13) of the holdings were of 
50 acres or less while another third (13) were over 200 acres. The 
comparatively large size of lot together with the accessible position 




aided the settlement's success. There appeared to be a greater con-
tinuity of ownership of the large lots compared with the other 
settlements and land prices again showed that the conditions of 
depression in surrounding farms were not reflected in York itself. 
Two transfers took place covering 490 acres at 3s.9d. and 6s.8d. an 
acre. The surrounding lots had partly fallen to speculators. The 
adjacent Lots (1-6) remained a distinct unit in 1860 but the settle-
ment was ready to expand as may be witnessed by its members purchasing · 
detached portions of land outside the settlement. 
The Government scheme at Sterkspruit had seen no advance since 
1850 when it was laid out. The settlement along the Sterk Spruit 
had failed. The 9 lots originally allocated had by 1860 fallen into 
5 hands. The largest holding (188 acres) was owned by the Government 
Secretary. The remaining lands constituted a Government Commonage, 
except for one lot of 578 acres also set aside in 1850 for a private 
individual who sold it to speculators. 
The Pietermaritzburg County settlement schemes in 1860 therefore 
were mainly in a state of stagnation. Many smail plots in the less 
successful schemes, although alienated, were not occupied and in some 
cases the owners were untraceable. 
4.2.5.3. Remainder of the County 
Within the County the process of subdivision had begun around 
Pietermaritzburg. Farms to the northwest, north and southeast had 
been divided producing a zone of smallholdings which, when taken in 
conjunction with the settlement schemes, almost surrounded the town. 
~1ost of the division took place on farms along the main roads, 
particularly along the main road from Durban to Ladysmith. The size 
of the subdivisions was of the order 300-1500 acres. They were still 
much larger than the settlement scheme holdings, but indicated the 
possibility of subdivision of the large holdings into economic units 
where communications were good. These sub •. divisions, however, were 
the exception. In many places farm grants had been amalgamated to 
produce some holdings of considerable size. Sixteen were over 
10,000 acres in extent. However all but six were in the hands of 
speculators who had purchased adjacent lots. Farm sizes were in 
. '.,. 
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most cases the same as the original farm grants, which produced a 
pattern of large farms, over 5000 acres around Pietermaritzburg 
beyond the zone of subdivision, where most of tbe Voortrekker grants 
were located, and of smaller farms on the periphery of the County in 
areas granted under the 1857 Regulations • These in general were 
approximately 3000 acres in extent in all but the area adjacent to 
Durban County where sizes were smaller (about 1000 acres). 
The speculators and land companies had purchased by 1860 
480,065 acres of the County amounting to 36.1 per cent of the area in 
private hands. This was the largest proportion of any of the interior 
counties. Individual speculators acquired considerable tracts of 
land. J.v.d.Plank, for example, possessed over 35,000 acres and 
J. Bergtbeil nearly 48,000 acres and six others acquired over 20,000 
acres apiece. The markedly high proportion of land in speculators' 
hands to the south of the Umkomaas has already been noted. An 
equally high proportion existed to the south and southwest of Pieter-
~~ritzburg and on the Drakensberg margins of the County. The zone 
to the north of the Zwartkop Location and Pietermaritzburg through 
to the York settlement appears to have been occupied and not 
speculatively held. 
The turnover of land in Pietermaritzburg in 1860 was low, being 
only 9 per cent of the alienated area of the County. The percentage 
of land transferred within the settlement schemes was the same as for 
the County as a whole. It would appear that the large purchases 
by the speculators had already taken place in the County by 1860. 
ManY of the larger purchases were, however, made by speculators and 
the land market was otherwise quiet. If consideration of the 
settlement schemes is excluded 67.8 per cent of land sold fetched 
prices below the Government minimum of 4s. an acre, compared with 
only 25.6 per cent on the settlement schemes (see Table 33). 
Prices of lOs. or more an acre were only reached on land 
adjacent to Pietermaritzburg. Elsewhere there was little order in 
the values placed on land, according to the state of development. 
Even in the corridor from Pieterm.!lritzburg to Durban land wuld 
still be obtained for Is. an acre, but this was unusual as the 
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speculators had been active within the area. 
TABLE 33 
LAND PRICES IN PIETERMARITZBURG COUNTY 1860 
Value Settlement schemes Remainder County 
No.of plots acreage No.of plots acreage No.of plots acreage 
Under Is. 9 25,125 9 2~,125 
ls.to ls.l1d. 1 80 11 40,893 12 40,973 
2a.to 3s.11d. 5 750 5 13,267 10 14,017 
4s.to 9s.11d. 11 855 18 32,173 29 33,028 
lCS.to 19s.11d. 5 491 4 4,735 9 5,226 
£1 and over 12 835 1 64 13 899 
Total 34 3,011 48 116,257 82 119,268 
4.2.6. Victoria County 
4.2.6.1. Introduction 
In Victoria County the same duality existed as in Pietermaritzburg 
between the settlement schemes and the remainder of the county. It 
was, however, fSor less well marked due to the small grants on the 
Umgeni and the south of the County, which had been laid out in 1848 for 
smallho1dings and also due to the spread of the influence of Durban. 
A substantial amount of subdivision had occurred in 1860 just to the 
north of the Umgeni. The settlement schemes constituted a far 
higher proportion of the County area than in Pietermaritzburg County 
with 8.6 per cent of the farm area in the settlement schemes in 
addition to the substantial unused town1ands. The contrast between 
the two is shown in Table 34. 
TABLE 34 
FAru1 SIZES IN VICTORIA COUNTY 1860 
Size Settlement Schemes 
No. 
6 - 20 41 
21 - 50 100 
51 - 100 75 
101 - 200 38 
201 - 300 10 
301 - 500 8 
501 - 700 2 
701 - 1000 
1001 - 2000 
2001 - 3000 
3001 - 4000 
4001 - 5000 1 
5001 - 6000 
6001 - 7000 
























































4.2.6.2. The Settlement Schemes 
The settlement schemes in Victoria County were, because of the 
nature of the land, more successful. In all 40,282 acres had been 
set aside for the Byrne Settlement scheme. Of .the 12 properties 
set aside only 3 were actually used in Byrne's time but these con-
stituted the largest part of the scheme (29,620 acres) leaving only 
scattered pockets unused. 
On the Cotton Lands Estate the number of ownership units had 
been reduced in 1860 to 168 covering 202 plots or 15,102 acres. The 
settlement had begun to overflow the originally laid out plots. 
The extension of settlement onto the commonages showed that this 
scheme, unlike the ones in Pietermaritzburg County had developed and 
that land was in demand. Some amalgamation had begun. One farm 
consisted of 5 surveyed plots and two of 4; four of 3 and sixteen of 
two plots each. The majority were stiil in single plots, however. 
Cotton Lands had been surveyed with comparative1y fel-1 20 acre lots, 
in marked contrast to the interior. Family lots of 45 acres had 
tended to be the dominant units and of these 43 survived out of 46 
in 1860 as the largest single size group. Almost half the lots (82) 
were still 50 acres or less but a few had achieved some size. 
Thirteen farms were over 200 acres in extent and the largest was 649 
acres. However, comparatively little sorting had occurred, and the 
estate was fairly uniform in characteristics from the lnanda Location 
to the sea, in spite of its varying agricultural capabilities. 
The Cotton Lands Estate was remarkable for the considerable area 
set aside for towns and townlands, which were to form an integral part 
of the settlement. Approximately 4658 acres were assigned for the 
purpose. The township and townlands of Mount Moreland occupied the 
greater part of the area, and smaller parcels were set aside at New 
Glas80w and Verulam. Verulam was the only settlement to succeed as 
a tOl~. The Byrne Trustees retained 2713 acres. 
Lot 31 to the south of Cotton Lands was divided into 43 plots 
with commonages of 1445 acres. No township was proposed owing to 
proximity to Veru1am and l-10unt Moreland (3-4 miles) and to Durban 
(12 miles). However, unlike the Cotton Lands Estate 4 of the plots 
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amounting to 240 acres remained in the hands of the Byrne Trustees. 
The remaining 2821 acres were divided amongst 35 owners, indicating 
a low degree of amalgamation. Sizes ranged from 20 acres,of which 
there were nine, to 310 acres. Fifteen farms were 50 acres or less. 
Lots 44-47 to the north of Cotton Lands were divided into 27 plots, 
nIl but two of which were taken leaving 228 acres in the hands of the 
Byrne Trustees. The remaining 2194 acres were divided into 25 
holdings, indicating that no amalgamations had taken place. This 
estate in 1860 was particularly unfortunate as 582 acres was in the 
hands of a speculator whilst ~ost of the surrounding lands were also 
in the hands of speculators, which did little to encourage settlement 
or economic activity. 
Sales were fair1y restrained. Only 854 acres in 12 plots were 
sold on the Cotton Lsnds Estate, amounting to 4.8 per cent of the 
estate in private hands. In addition one plot of 110 acres on County 
Lot 31 had been sold but none on the Lots 44-47. Prices were all 
above the Government's minimum asking price of 4s. an acre with 
10s.-12s. an average price, although one sale was for 22s.6d. an acre. 
The purchases also tended to show that the Estates were on a sound 
basis, except for Lots 44-47. 
The remaining settlement scheme was that of Edmund Morewood, 
who purchased Lots 69, 70, 71 and 72 as a speculation. These formed 
a block of land extending for 4 miles south-west from the Umhlali 
River but only about a mile wide and a mile from the sea. The Lots 
covered 2438 acres and were divided into 79 plots. Originally 6 of 
these plots had been intended as connnonages amounting to 378 acres. 
The estate was not laid out on such generous proportions as even the 
Cotton Lands Scheme as there were neither commonages nor towns. 
Over half the surveyed plots (42) were only 20 acres in extent. 
However by 1860 the number of owners had been reduced to half (44) 
and the number of 20 acre lots individually owned had dropped to 15. 
This was largely the result of reallocations immediately after the 
scheme had commenced. As a result one farm of 464 acres incor-
porating seven lots emerged. Other amalgamations had occurred 
where blocks of plots (up to 5) were sold to one person. Morewood 
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had evidently learned in 1851 from the failure of the Byrne Scheme, 
as no further allotments were planned. The isolation of the estate 
undoubtedly prevented settlers from going there, as a wide belt of 
land (16 miles) either in speculators' hands or in large lando~ers' 
hands, separated the estate from Verulam. 
4.2.6.3 Remainder of the County 
The size of pattern holdings was far more complex than in any 
other county. In 1860 land o~ership on the settlement schemes 
did not overlap that of the rest of the County as in only one case 
had a purchaser from outside the settlement schemes bought land inside 
them. In addition no residential development had occurred, north of 
the Umgeni at this time. Smallho1dings of 10-50 acres had been 
established there. Several of the large Voortt'ekker farms which were 
approximately 4000 to 5000 acres, south of Cotton Lands, had been 
divided either into a sedes of planned lots as at Zeekoe Vallei, which 
was divided into 30 lots, and these were sold immediately or by piece-
meal subdivision. The pieceme~l approach was far more common. It 
was exemplified by the farm Melkhoute Kraal where by 1860 over 2000 
acres had been sold in lots of irregular shape and varying size. 
The belt of subdivision and small lots only extended from 4 to 6 
miles north of the Umgeni. Between Melkhoute Kraal and the Cotton 
Lands estate was a solid block of land in speculators' hands. 
Holdings were larger in size, ranging from 600 to 9000 acres. A 
certain amount of subdivision and amalgamation had taken place, but 
in general the speculative holdings were considerably smaller than they 
were in the interior of the Colony. 
In the zone betueen Cotton Lands and approximately three miles 
north of the Tongaat River lay a belt of land which had fallen almost 
exclusively into the hands of speculators in holdings of various 
sizes (636 to 4000 acres). Within this zone lay a number of small 
Voortrekker farms and lots intended for settlement at the time of 
the Byrne scheme. All of them had been bought by the speculators. 
Bet~leen the Tongaat River and the Groutville Mission Reserve 
lay an area of Voortrekker grants which were nearly 6,000 acres in 
extent. A number of them had been acquired by speculators but 
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but several were still privately owned. Some subdivision had occurred 
but farm sizes remained large. One estate of 28,000 acres had been 
purchased by a speculator who cultivated a small portion of his land. 
The line extending inland from Groutville is of considerable importance 
in the development of settlement in Victoria as it marked the o~iginal 
intended limit of the County and the land to the north with the 
exception of three farms was to have been a Native Reserve. Beyond 
the line a number of 1848 regulation grants had been issued for 
coastal lands which were of larger than averrlge size, as was the 
Hilitary grant. As a result a belt of large farms (over 3000 acres) 
extended along the coast3l strip. In the interior against the new 
boundary of the Umvoti Location lay the three isolated Voortrekker 
grants. All three had been abandoned and sold to speculators. In 
the zone between these, around Stanger, lay an area which had been 
I 
laid out for settlement under the 1857 regulations. Some of the 
grants had been issued on quit rent and others on freehold tenure. 
The standard size was approximately 600 acres per farm. In 1860 there 
had been comparatively little opportunity to amalgamate or subdivide 
holdings with the result that the dominant farm size was still about 
600 acres. 
The size of holding in Victoria County in 1860 already showed 
marked zoning outside the settlement schemes. The size of holdings 
within the settlement schemes was far smaller than in the rest of the 
County. The zoning was closely related to the size of the original 
grant and to the proximity to Durban. Two factors complicated the 
picture. The first ~yas the considerable acreage held by speculators. 
A total of nearly 150,000 acres amounting to 47 per cent of the County 
in private hands was held by speculators. Twelve persons, not all 
speculators, possessed 122,167 acres outside the settlement schemes. 
The vast area locked up by speculators in the County, together with 
the comparatively 'dead' land of much of the settlement schemes, 
undoubtedly hindered future development. In addition communications 
were poor owing to the large number of rivers running transverse to 
lines of communications and consequently there were numerous fords. 
The second factor was the comparatively high land prices in the County. 
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All but 13 of the 59 transactions in the County were ' for the Government 
minimum price or more (Table 35). 
TABLE 35 
LAND PRICES IN VICTORIA COUNTY, 1860 
Value No. Area 
h. to 1s .11d. 2 605 
28. to 3s .11d. 9 3,562 
4s. to 98.l1d. 16 6,718 
lOs. to 19s.lld. 16 6,293 
fl and over 16 7,9l0 
Total 59 25,088 
All sales south of the Umvoti River fetched the Government minimum 
price or more. Often this was considerably exceeded~ In the areas 
close to the Umgeni prices of £1 to £2 per acre predominated and south 
, \ 
of Cotton Lands no land was sold for less than lOs. per acre. Prices 
amongst the 1857 Quit Rent properties near Stanger, however, sagged 
below 4s. an acre although there was considerable variation from ls.ad. 
to 58. an acre. Although the Government had granted large areas 
between the Umvoti and Tugela Rivers it did appear that with a slight 
rise in land values, the Government could sell Crown Land at possibly 
more than 4s. an acre. Speculators appeared also to think that their 
returns could be increased by waiting before selling. As a result 
the volume of sales was low, being only 8 per cent of alienated area 
of the County compared with 16.7 per cent for the Colony as a whole. 
4.2.7. Durban County 
In 1860 nearly the whole of Durban County had been alienated. A 
few open. spaces existed on the coast, but these were reserved by the 
Crown for the time being. The whole of the County with the exception 
of the Bluff Lots had been laid out for the Voortrkkers. Initial 
land prices had been 10'"1 and the major speculators had quickly 
realised the potential profit to be made from the lands adjacent to 
Durban. Speculation was consequently rife in the 1840's and 1850's 
and by 1860 speculators and land companies possessed 62.4 per cent 
of the alienated area of the County. Speculators had purchased a 
continuous belt of land around Durban. The size of farms in 1860 
is therefore to a large extent misleading as the large speculative 
holdings accounted for all but 5 of the holdings over 2000 acres (Table 36) 
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TABLE 36 
FARM SIZES IN DURBAN COUNTY 1860 
Size No. Area 
6 - 20 16 220 
21 50 30 1,047 
51 - 100 38 3,014 
101 - 200 38 5,271 
201 300 23 5,728 
301 - 500 12 4,542 
501 - 1000 14 10,101 
1001 - 2000 8 12,422 
2001 - 3000 9 20,536 
Over 3000 7 47,323 
Total 195 110,204 
In the years 1849-1852 several of the original grants had been 
divided into small lots. The most important group of subidivisons 
\1aS associated with J. Bergtr-lel's unsuccessful cotton scheme at New 
Germany "There in 1860 thirty holdings existed. The remai~der was 
olmed by Bergthie1, his Company and the BerlinHission. This involved 
46.5 per cent of the total estate. The size of holdings varied widely 
from 11 to 1198 acres according to the ability of the owner to purchase 
land. Bergthiel in 1860 was in the process of dividing up the farm 
Wandsbeck adjacent to New Germany. Nearly half had been sold in a 
series of irregularly shaped lots. By 1860 29 had been laid off, but 
six were less than 6 acres and three were nearly 220 acres in extent. 
The piecemeal division of the farm was in marked contrast to the 
planning of the New Germany scheme and marked Bergthie1's abandonment 
of community schemes. 
Pinetown was the only other settlement of any other size in the 
County. It had been laid out hurriedly in 1850. In addition to the 
tOlm suburban lots of varying size were also laid out. The initial 
division in 1850 had been into lots of 500 to 1000 acres bl.4t these 
were quickly subdivided again into lots of about 200 acres. The 
general layout of the Pinetown are~ was One of considerable complexity. 
The division of farms depenled essen:ia11y upon the individual 
decision of the owners and hence small lots lay next to large holdings. 
Several proprietors divided their farms before 1860. Wentworth Farm 
wa·s divided in 1854 into 49 lots with a regular pattern of predominantly 
long narrow divisions to give a series of approximately 100 acre lots, 
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although a number were only 50 acres in extent. In 1860, however, 
the 49 lots had only 25 owners. Speculators had again appeared on 
the scene. Adjacent to the Wentworth Farm were the Bluff lots sold 
by the Government in the period 1851 to 1857 at prices which were, 
for once, over 4s. per acre. These lots, 35 in all, ranged in size 
from 11 to 64 acres. They were rapidly surveyed and resurveys showed 
that the original surveys were in error by up to 50 per cent. of the 
acreage. These 35 lots were held by 23 persons, some of whom had 
purchased the adjacent Wentworth lots. 
The best land in the County had been granted to Cato brothers. 
They obtained a tract of 7607 acres adjoining the Durban Townlands 
and on either side of the main road to Pietermaritzburg. The 
land was again divided piecemeal, but the Catos appeared to have 
been waiting for better terms and in 1860 they still retained 7072 
acres in one of the best positions in Natal. Other speculators, 
however, had begun to sell their holdings in small lots of 150 to 
300 acres. Ail of them uere able to obt<'1in prices of over £1 an 
acre and in the better parts such as Brickfield on the Township 
boundary prices reached £20 an acre. The pressure on the rural 
lands adjacent to Durban was due to the small extent of the Townlands. 
Durban had only been granted 6096 acres compared with 26,088 acres 
for Pietermaritzburg. This obviouslj affected thp. adjacent rural 
areas once the towns began to expand. 
In the interior of the County and along the Umlaas River 
speculators had again purchased most of the land but there had been 
comparatively little subdivision. Large holdings had been built 
up and these were not placed on the market at the prices which were 
likely to be offered. 
The ownership of land in Durban County was highly involved as 
a result of the presence of a large number of speculators. The 
speculators in general tended to retain their land in the hope of 
increased prices. The lowest price at which land was sold in the 
County in 1860 was 16s. an acre. Much of the land was not worth so 
much, but the general prosperity suggested that it would be before 
long, As a result only 2.7 per cent of the County was sold in the 
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year. The final result was the irregular zoning of sizes according 
to whether subdivision had occurred or not, and if it had whether the 
/ 
subdivision had been planned piecemeal. 
4.2.8. Alexandra County 
The southern county of Alexandra, still known as Lower Umkomaanzi 
in 1860, W!lS the smallest of all. . The settlement extended from the 
Umkomaas to the Umzimkulu River. Most of the farms were, however, 
in the north, from the Umkomaas to the Umtwalumi River. Only five 
voortrekker farms had been granted in the county, all north of the 
Umzinto. The main extension of settlement had occurred with the 
survey of the 1857 Quit Rent farms and the associated freehold grants 
together with a few from the early 1850's. The pattern remained one 
of only slight occupation within a belt 6 miles wide, occasionally 
extending 10 miles inland~ This was the result of the extremely 
broken nature of the land and the poor communications with the coast 
and with Durban. 
Farm sizes again reflected the original grant size with a few 
modifications (Table 37). It is noticeable that only 8 of the 71 
holdings exceeded 2000 acres, y~t 36 were between 501 and 700 acres. 
The 1857 Regulation farms had been specified as 600 acres in this 
County and most remained as grgnted. The pattern of farm size 
reflected the class of grant with the northern and interior farms 
\'.: larger than the southern and coastal ones. 
TABLE 37 
FARM SIZES IN ALEXANDRA COUNTY, 1860 
Size No, Area 
6 - 250 2 168 
251 - 500 14 4,757 
501 - 700 36 21,677 
701 - 1000 4 3,643 
1001 - 2000 7 8,921 
Over 2000 8 34,237 
Total 71 73,403 
The land in the hands of the speculators amounted to only 
16,143 acres or 22 per cent of the total alienated area. One farm 
represented half of the total. In the main the speculators bought 
the larger properties held on quit rent tenure but generalisation is 
, .. 
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difficult owing to the extremely small number of properties involved. ' 
The turnover was also exceptionally high - 33.6 per cent of the 
alienated area which was twice the average for the Colony as a whole. 
This was due to one farm, of 6000 acres, being sold twice in the 
year, and accounting thereby for half the sales. Such generalisations 
as could be made on land prices were that over half the land sold 
fetched more than the Government price and land appeared to have 
been priced according to its state of development and to the extent 
to which it had been planted to sugar. The years before 1867 were 
ones of considerable prosperity in the sugar industry in Alexandra. 
Ten mills were in operation in 1860. Four of them were steam 
driven, indicating considerable development in the County. 
4.2.9. Church lands 
Natal in 1860 possessed 4,421,927 acres in private hands divided 
into 2253 separate holdings. In addition to this was a further 
30,562 acres of land outside the Native Locations, which was owned 
by the Churches. The total excluded the Mission Stations and Mission 
Reserves and included only farms granted to or bought by the Churches. 
Over half of the land was in Pietermaritzburg County (Table 38). 
TABLE 38 















Of the total, the Church of England in various forms possessed 
19,945 acres, mainly in Pietermaritzburg County where it owned 3 
large farms. The Hanoverian Mission was the only other large land-
owner with 6018 acres, which consisted of a farm in Umvoti County. 
In addition the Dutch Reformed Church ovmed 1885 acres, the Wesleyans 
1309 acres, the Berlin Hission 895 acres snd the Lutheran Mission 
5l0 .'1cres. These lands were used in the main as refuges for Natives 
and as such constituted a disruption of the European farming pattern. 
In addition 130 acres on the Cotton Lands of Victoria had been 
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directly purchased by Natives. 
4.2.10. Speculators' lands 
Probably the greatest problem in Natal in 1860 in the European 
areas was the presence of over a million acres of unused land in the 
hgnds of speculators. Some of the speculators did make use of their 
land, but they were few and far between. The problem 'las one whlch 
particularly affected Pietermaritzburg, Victoria and Durban Counties 
where the proportion held by speculators was over one-third (Table 39). 
TABLE 39 
LANDS HELD BY SPECULATORS, 1860 
County Area Percentage of total 
Klip River 215,418 18.3 
Weenen 127,947 15.0 
Umvoti 98,405 17.3 
Pietermaritzburg 480,065 36.1 
Victoria 147,725 47.0 
Durban 68,794 62.4 
Alexandra 16,143 22.0 
Total 1,154,497 26.1 
A survey was made county by county of the greas held by the 
speculators and with few exceptions their purchases were of quit rent 
land with few conditions attached. vfuat does not emerge from the 
foregoing discussion is the size of the total holdings of some of 
the speculators. In general no particular concentration in anyone 
area is discernible and most bought land throughout the Colony as it 
became available. The holdings of the most important men illustrates 
this point (Table 40)~ 
TABLE 40 
LANDS HELD BY FOUR SPECULATORS 1860 
County J. Bergtheil A. Coqui H. Nourse F. Collison 
Klip River 29,951 8,049 14,948 6,018 
Weenen 14,851 25,821 7,079 
Umvoti 10 ,032 6,051 15,318 
Pietermaritzburg 47,848 18,783 27,045 
Victoria 28,\95 2,026 4,059 
Durban 3,418 3,525 15,295 
Alexandra 1,087 
Total 106,100 62,165 61,638 59,496 
None of the main speculators purchased land in each county, 
although several of them bought land in six. The eight most 
important speculators in the Colony between them owned nearly half 
a million acres, or 11.3 per cent of the alienated area of the 
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Colony (Table 41). In addition to the eight listed in Table 41 a 
further seven possessed over 20,000 acres apiece, adding 205,356 acres 
to the total. Fifteen men or companies therefore owned over 700,000 
acres of Natal. It is noticeable that only one of these was a land 
company. Land companies such as the Natal Land Company, the Natal 
Company and the Handelsmatschapij of Cape Town had been formed to buy 
land in Natal but in the main private individuals or groups of 
individuals had purchased land as the opportunity arose. The three 
above mentioned companies possessed only 48,384 acres between them. 
The year 1860 marks the end of the initial period of private purchase. 
As early as 1859 discussions between the leading speculators on the 
formation of a Vmd company to deal with their interests had been 
afoot and the Port Natal Company, later the Natal Land and Colonization 
Company, was in the process of formation in 1860, bringing a more 
sophisticated apptoach to land speculation with the introduction of 
British capital. 
TABLE 41 
LANDS HELD BY EIGHT LEADING SPECULATORS 1860 
Speculator Area owned 
J. Bergthiel 106,100 
A. Coqui 62,165 
H. Nourse 61,638 
F. Collison 59,496 
P. Zeederberg 56,487 
P. van der Byl 54,969 
W. Nosworthy 49,805 
J. van der Plank 47,319 
Total 497,979 
4.2.11. Land values 
The land prices and the considerable transfer of ownership 
experienced in this period gave little encouragement for future 
permanent development. A total of 743,670 acres or 16.7 per cent 
of the alienated area of the Colony was transferred in 1860 (Table 
42). The proportion involved was lower in Victoria, Durban and 
Pietermaritzburg Counties than in the remainder of .the Colony as a 
result · of speculative activity in these areas. 
Land values were very low. Over half the land sold fetched 
less than a quarter of the Government mintIDum price (Table 43). Only 
11.4 per cent was sold for more than the Government's mintIDum price. 
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TABLE 42 
LAND SALES 1860 
County Area alienated* + Area transferred Percentage 
Klip River 1,176,570 301,530 25.6 
Weenen 847,422 161,202 18.9 
Umvoti 569,242 108,890 18.9 
Pietermaritzburg 1,330,530 119,268 9.0 
Victoria 314,556 25,088 S.O 
Durban 110,204 3,036 2.7 
Alexandra. 73,403 24,656 33.6 
Natal 4,421,927 743,670 16.7 
*The figures quoted are those found in private hands in 1860. The 
official figures available for 1860 are confusing and in conflict. 
According to Vol. SG3/l2/l only 3,924,000 acres had been alienated 
by the end of 1859. The Blue Book for 1859 gives 5,752,000 acres 
while Vulume SG3/ll/24 gives 4,055,000 for quit rent tenures alone, 
but no figure is avaib.ble for freehold. 
+ These figures do not include areas where a free transfer occurred, 
as for example from father to son, where no financial transaction 
was involved. 
The more valuable land was mostly around Durban where prices were 
often in excess of £1. per acre. HOt-lever, price levels decre.:lsed 
rapidly from the main centres. In areas where there was still 
unalienated Crown Land available prices were well below 48. per acre 
so th.!lt the Government had little hope of deriving revenue from land 
sales. 
V3lue per acre 
Less than Is. 
Is. to ls.11d. 
25. to 3s.11d. 
45. to 98.11d. 
105. to 193 .11d. 
£1 and over 
Total 
TABLE 43 
LAND VALUES IN 1860 
















Land values were lower than they had been in 1849, when 53,054 
acres had been sold for £6200 or an average price of 28. 4d. per 
acre. A total of 20,629 acres had been sold at 2s. an acre or more. 
The 1849 prices, however, reflected the speculative optimism 
. associated with the progress and expected success of the settlement 
schemes. 
· -193--
4.3. The situ,'ltion in 1870 
4.3.1. Introduction 
In 1870 all the 1857 Quit Rent grants had been issued and the 
total area in European hands had risen to just over five million 
acres. However, in the yaars from 1861 to 1870 two major develop-
ments had occurred. The first was the economic crisis of 1866-67 
which had severely depressed agriculture and trade in the Colony. 
The effect on the sugar industry had been particularly disastrous, 
as a result of crop f~ilure. Elsewhere the normal cyclical 
depression from 1865-66 onwards afflicted the community. A large 
number of bankruptcies occurred and Land Companies, banks and finance 
houses acquired cunsider~ble areas of land. The second development 
was the fornation of the land companies ,:lnd other finance institutions 
which were willing to invest money in land. In 1870 over three-
quarters of a million acres w~re in the hands of such companies. 
The private speculator was to a large extent replaced by 1870 by 
large overseas financed companies. 
In 1870 there were 2690 farms covering 5,025,835 acres with an 
,'ldditional 48,143 acres in the hands of the churches and Natives. 
The area of the Colony had been increased in 1866 by the annexation 
was 
of an area between the Umzimkulu and Umtamvuma which~named Alfred 
County. Owing to poor communications little settlement had taken 
place by 1870 in this County (Table 44 and Fig. 45) 
TABLE 44 
AREAS IN PRIVATE OWNERSHIP IN 1870 
County No. of Farms Area Average Size Median Size 
Klip River 311 1,533,862 4932 3750 
Weenen 235 968,310 4120 3400 
Umvoti 171 606,742 3548 2800 
Pietermaritzburg 1074 1,366,886 1273 130 
Victoria 567 332,834 587 120 
Durban 235 123,081 524 100 
Alexandra 86 91,743 1067 600 
Alfred 12 2,378 198 75 
Natal 2691 5,025,836 1868 310 
The average and median sizes of farms fell between 1860 and 1870. 
The drop was fairly general throughout the Colony with the notable 
exception of the median values of farms in Pietermaritzburg and ' 






Fig, 45 Area occupied In 1870 . 
D ., ... Private European hOldings 
III Speculator. holdings 
III Land Companies holdlngt 
III Church lands 
~ Non Europeans lands 
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small units on the settlement schemes, either by private amalgamation 
or by Government intervention and 'resumption. The reduction of 
average sizes in the northern counties was due almost entirely to 
the completion of the surveys for the 1857 Quit Rent grants, in the 
early 1860's, which added 360,000 acres to the area of Klip River 
County. One noticeable feature was the increase in the number of 
large farms exceeding 10,000 acres from 38 in 1860 to 57 in 1870 
which, at the latter date, covered over 850,000 acres. . This trend 
was to a large extent due to speculation. 
The contrast between the settlement schemes of 1850 and the 
remainder of the Counties of Pietermaritzburg and Victor.ia, although 
reduced over the decade was still considerable (Table 45). It is 
therefore desirable to deal with them separately as new settlement 
schemes were emerging. 
TABLE 45 
SIZES OF HOLDINGS IN PIETER}~RITZBURG AND VICTORIA COm~IES, 1870 
County LOl'1et 
Quartile 
Pietermaritzburg - settlement schemes 20 
- remainder of county 250 
Victoria - settlement schemes 40 
- remainder of county 100 











In Klip River County the completion of the survey of the northern 
area around Newcastle allowed the occupation of large areas beyond the 
Biggarsberg. However the farms were by no means continuous and 
considerable tracts remained vacant in the upper Ingagane River basin 
and to the south-east of Newcastle. The area adjacent to the 
Buffalo River, from the Klip River Location in the south to Tayside 
in the North was occupied but the remainder was open. To the north 
of Nelvcastle most of the land was occupied but a strip along the 
border "1ith the Orange Free State was for the most part unoccupied 
because of the unattractive nature of the slopes of the Drakensberg. 
The sizes of farms showed a general reduction on 1860 figures 
due to the addition of another 360,000 acres of farm land mostly 
granted under 1857 Regulations which limited farm sizes to 4000 acx:es 
and the remainder under 1868-69 Regulations which allowed small 
f' 
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pockets to be purchased (Table 46). By 1870 little land had been 
selected under the latter regulations. 
TABLE 46 
FARH SIZES IN KLIP RIVER COm'lTY 1870 
county Northern Area 
Size No. of farms Area No. of farms Area 
6 - 500 5 727 4 666 
501 - 1000 10 7,224 7 5,156, 
1001 - 2000 16 22,644 9 12,167 
2001 - 3000 60 159,793 18 52,380 
3001 - 4000 90 296,863 51 173,267 
4001 - 5000 27 112,673 16 64,761 
5001 - 6000 10 56,576 2 11,158 
6001 - 7000 10 63,936 1 6,094 
7001 - 8000 30 228,715 4 30,588 
8001 - 10000 34 277 ,857 1 8,640 
Over 10000 19 306,854 1 15,060 
Total 311 1,533,862 114 379,937 
The most marked feature ih the ownership p~ttern of the County 
was the contrast between the areas to the north and south of the 
niggarsberg. The dividing line can be taken as coinciding with 
the limits of Voortrekker Grnnts. In addition the depression had 
a110wed greater speculative purchasing and this had affected the 
Voortrekker areas around Ladysmith to a greater extent than those 
to the North. It is interesting to note that in the area to the 
north and east of a line drmm through Pomeroy and Dundee and then 
through the Biggarsberg only one farm exceeded 10,000 acres whereas 
18 did so to the south and west of the line, even though the new 
area contained 25 per cent of the alienated area of the County 
(379,937 acres). The northern area contained, however, 114 owner-
ship units and as a result the average size of holding in the area 
was 3333 acres compared with 5857 acres in the remainder of the 
County. It is noticeable that of the 15 farms at 1000 acres or 
below 11 occurred within this northern division (Table 46). The 
comp.uative uniformity of size between 3000 and 4000 acres (51 out 
of 114 farms) showed the adhere~ce to the original grant boundaries 
in the north of the County. 
In the remainder of the County a certain degree of amalgamation 
and division was visible in the large number of farms at 2001 to 
3000 acres, many of which were the result of the division of 
Voortrekker grants. Of greater significance, however, was the 
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large number of large farms. Eighteen in this part of the County 
possessed 290,000 acres. These were to a large extent the enlarge-
ment of existing farms by the purchase of adjacent grants. Large 
farms (over 10,000 acres) were more evenly spread than in 1860. 
They were present throughout the south of the County. Five occurred 
within 5 miles of Ladysmith. Hore were present in the eastern part 
of th~ County east of the Sundays River. As a very broad generalisa-
tion farm sizes tended to be smaller to the 't-Test of Ladysmith than 
t o the east where a large number of 1857 Regulation farms occurred 
~nd where some subdivision had taken place. 
There had been an increase in the area owned by speculators and 
local companies. The land companies owned 170,977 acres in 1870 
compared with only 6,497 ten years before. The Natal Land and 
Colonization Company formed in 1861 had acquired 82,740 acres. 
Several others also acquired considerable areas (Table 47). 
TABLE 47 
LAND OHNED BY COMPANIES IN KLIP RIVER COUNTY, 1870 
Company 
Natal Laud and Colonization Company 
Natal Land Company 
Cotton Plontation Company 
Natal Investments Company 











Private speculators held another 138,000 acres. Thus 20.1 
per cent of the alienated area of the County was in the hands of 
companies and speculators. It is worth noting that there was no 
difference in the proportion of Voortrekker and 1857 Quit Rent 
grant land held by the speculators. 
In 1870 as a result of the depression comparatively little 
land was sold. Only 0.8 per cent of the alienated area of the 
County changed hands in 32 transactions. As in 1860, all the land 
was sold at less than the Government minimum price of 4s. an acre, 
although 45 per cent wns sold at 2a. an acre or more (Table 48). 
There appears to be little zoning of land values as the low prices, 
under Is. an acre, appear to be present throughout the County, but 
the higher prices were more marked in the older established areas 
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around the Klip River. 
TABLE 48 
LAND VALUES IN KLIP RIVER COUNTY, 1870 
Value 
Under Is. an acre 
Is. to ls.l1d. 
2s. to 3s.11d. 
Tota.l 
4.3.3. Weenen County 










In Weenen County the increase in a1iena.ted areas was less than 
in Klip River. It consisted in the main of a filling out of the 
area between the Hooi and Bushmans River where settlement had been 
discontinuous in 1860. This again involved the completion of the 
surveys for the 1857 Quit Rent grants. An extra 110,000 acres 
were involved, extending settlement in the Mooi River basin to 
within 14 miles of the Basuto line. However, between Cathkin and 
the Little Hooi River t here remained consider!lble areas of land 
available for settlement. Even in 1870 the most desirable areas 
were being sought out under the 1868-69 Regulations. Some isolated 
holdings resulted. 
The aliennted area amounted to 976,36l• :lcres of which 5156 acres 
were in the hands of Hissions !lnd .'l further 2898 acres were held by 
Natives. Europeans possessed 968,310 acres uhich were divided into 
235 holdings (Table 49). 
TABLE 49 
FARH SIZES IN tvEENEN COUNTY, 1870 
Size No. of holdings Area 
6 - 500 7 1,414 501 - 1000 10 8,341 1001 - 2000 29 46,322 2001 - 3000 1~6 126,811 3001 - 4000 54 170,753 4001 · 5000 11 48,939 5001 - 6000 22 127,687 6001 - 7000 34 211,917 7001 - 8000 7 53,802 8001 - 10000 7 60,718 Over 10,000 8 III ,606 
Total 235 968,310 
One of the most important changes in the composition of the 
ownership pattern between 1860 and 1870 was the increase in the 
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number of small farms (2000 acres or less). 
6 in this category; in 1870 there were 50. 
In 1860 there were only 
The increase had arisen 
partly as a result of the new alienations, some of which were less 
than 2000 acres in extent, particularly in the Drakensberg foothills. 
However the majority were the result of the subdivision of pre-
existing farms which had taken place loc31ly throughout the County 
but particularly in the \o1estern portion. This tendency had more 
than countered the opposite one of amalgamation into larger holdings. 
The number of farms over 9000 acres had doubled from 6 to 12 in the 
ten-year period reflecting the trend noticeable elsewhere for a 
greater range of sizes to be present. 
The areas held by land companies and speculators increased from 
15.0 per cent in 1860 to 22.0 per cent in 1870. Their holdings 
amounted to 218,461 acres. Priv~te speculators held nearly half of 
this (102,441 acres) t:1nd the Natal Land and Colonization Company 
held a further 71,923 acres. The remaining land investment 
companies and banks had only a small area (37,564 acres). The main 
areas of speculation continued to be in the north-v1estern portion 
of the County and to a lesser extent in the south. The central 
belt of the County was comparatively unaffected by the speculators. 
The 6533 acres gr3nted to the Collegiate Institution on the Hooi 
River also remained unused. 
Land prices in Weenen County were low. All the 12 sales made 
in 1870 l'1ere at less than the Government price. The low number 
involving only 4.8 per cent of the alienated area of the County tends 
to obscure trends, although it would appear that the large Voortrekker 
grants \01ere more depressed than the smaller farms. 
unwise to generalise from such a small sample. 
4.3.4. Urnvoti County 
It would be 
Umvoti County appeared more static in the period 1860-1870. 
The area alienated had been expanded to 613,270 acres and it was 
divided into 171 units (T3ble 50). 
The alienated area had been extended since 1860 through the 
completion of surveys of the 1857 Regulation farms and a small 
amount of freehold in selected areas. The most important feature, 
;,0 .... ... 
-200-
TABLE 50 
FARM SIZES IN ffi'NOTI COUNTY, 1870 
Size No. of holdings Area 
6 - 500 12 3,446 
501 1000 13 • 10,378 
1001 - 2000 25 38,426 
2001 - 3000 40 107,169 
3001 - 4000 26 83,102 
4001 - 5000 8 36,465 
5001 - 6000 9 51,419 
6001 - 7000 22 138,221 
Over 7000 16 138,116 
Total 171 606,742 
as in the case of Weenen County, wa.s the increase in the numbers of 
small farms of 2000 acres or less, from 21 to 50; and whereas there 
had been none smaller than 1243 acres in 1860, there were 25 in 1870. 
This increase of small farms also was brought about partly through 
the opening up of new lands as most of the new farms were between 
2000 and 3000 acres in extent. The main cause was partition. In 
Natal the Roman-Dutch Lsw of the Cape made a deep imprint upon the 
land ownership pattern. In the period up to about 1880 in most 
parts of South Africa there was much free and open land. This could 
be claimed by anyone who chose to and who fulfilled certain basic 
requirements. Under the normal laws of inheritance in operation in 
Natal the land was divided between the children when the father died; 
however so long as ·free land was available, there "las the tendency 
for younger sons to move away and purchase new farms. l<1ithout free 
1 and the result was a process of subdivision. Umvoti County in 1870 
had reached the stage where some subdivision on death was taking 
place. In Weenen and Klip River Counties there ,~as still land to be 
claimed over the Drakensberg. Land in Thnvoti County particularly 
close to Grey town could st.:lnd some subd'visi('n economically and so 
the initial stages of a long process beg.:ln. It seems doubtful 
l1hether a number of the sma.ller units could in fact be used effectively, 
but they probably provided securLty for ti1eir o,"mers who went to 
town leaving the land to be worked by brothers and cousins, who 
owned neighbouring lands. 
The opposite process of runalganmtion was not so much in evidence. 
The number of farms over 7000 acres in extent increased from 9 to 16 
I I 
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but the number between 6001 and 7000 decreased frmn 32 to 22. 
The area of land owned by the speculators remained about the 
same (107,015 acres) which was 17.6 per cent of the County's alienated 
area. Once more the land and investment companies had been active, 
with 37,201 acres owned by the N.'ltal L,1nd and Colonization Cc..'I!lpany, 
N'ltal Investment Company and the thtal Bank. The remaining 43,295 
~cres was in the possession of private speculators. Most of the 
speculators' lands were on the margi ns of the County, particularly in 
the physically broken land adjacent to the Umvoti and Tugela 
Locations. 
A t otal of 8.5 per cent of the farm area of the County (52,146 
acres) was sold in 1870. Prices showed a marked improvement on 
1860 levels with 13,531 acres sold for more than the Government 
minimum price. P·rices particularly in the centre and southern part 
of the County showed a marked improvement; but those on the periphery 
only a slight one with land still available at lad. an acre, which 
was unlikely to enable the Government to sell in these areas. 
4.3.5. Pietermaritzburg County 
The area of Pietermaritzburg County which had been alienated was 
only slightly enlarged bet~'1een 1860 and 1870, largely due to the 
• completion of the surveys for the 1857 regulation grants, together 
with a few grants in the south of the County under the 1868-69 
regulations and direct purchases beyond the Umkomaas River. The 
main development had been the consolidation of the existing settled 
area, especially through the enlargement of the lots in the settlement 
areas and through subdivision within the remainder of the County. 
The contrast between the settlement areas and the remainder of the 
County was thus reduced but it remained by far the most noticeable 
feature of the County's ownership pattern (Table 51). 
Even in 1870 the number of farms in the settlement schemes 
still exceeded the number in the rest of the County although the gap 
had been appreciably reduced. This was due in part to a substantial 
reduction in the number of lots in the settlement schemes (Table 52). 
This was due to two factors. The first and more important was the 
passing of Law 25 of 1869 resuming some unused land within the Byrne 
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scheme, which mainly affected the scheme at Vaa1kop and Dade1fontein. 
The second was the continuation of the process of ama1grumation. This 
was still on a small sCOlle, but its momentum was increasing. 
TABLE 51 
FARM SIZES IN PIETERMARITZBURG COUNTY, 1870 
Settlement Schemes Remainder Tot,'!l 
Size NQ. Area No. Area No. Area 
6 - 20 178 3,499 12 129 190 3,628 
21 - 50 158 6,804 11 421 169 7,225 
51 - 100 118 9,209 25 1,939 143 11,148 
101 - 200 56 8,489 41 6,628 97 15,117 
201 - 300 18 l~ ,463 23 5,557 41 10,020 
301 - 500 21 7,872 29 12,112 50 19,984 
501 - 1000 10 7,351 71 53,387 81 60,738 
1001 - 2000 " 3,636 92 133,634 95 137,270 ..) 
2001 - 3000 66 l6l~,619 66 164,619 
3001 - 4000 36 1i6,193 36 116,193 
4001 - 5000 18 79,290 18 79,290 
5001 - 6000 1 5,639 17 97,958 18 103,597 
6001 - 7000 42 258,728 42 258,728 
7001 - 8000 1 7,831 1 7,831 
8001 - 10000 6 54,099 6 54,099 
Over 10000 21 317,399 21 317,399 
Total 563 56,962 511 1,309,924 1074 1,366,886 
TABLE 52 
FARM SIZES ON THE PIETERMARITZBURG SETTLEHENT SCHEMES, 1870 
Size Vaa1kop & Dunbar Beaulieu H,'lrmony Little Slag 
(acres) Dadelfontein Harmony Spruit 
20 29 60 37 18 4 7 
40 8 28 15 7 5 4 
45 1 4 4 1 3 
50 7 15 11 8 1 2 
50 & under 46 107 67 35 10 27 
55 - 100 18 25 23 16 4 8 
Over 100 6 14 21 3 4 6 
Tota1* 70 146 111 54 18 41 
*This table excludes the commonages and remainders of estates. 
The estate at Vaalkop and Dadelfontein was subject to consider-
able changes. 34 lots (870 acres) reverted to the Government. A 
total of 27 of thesa lots were only 20 acres in extent. The result 
was a substantial reduction in the number of small lots. Most of 
those resumed were in the southe:-n part of the estate, furthest 
from Pietermaritzburg and almost completely surrounded by land held 
by speculators or the Natal Land and Colonization Company, which had 
purchased two plots on the estate. There had, however, been little 
further amalgamation within the estate as the number of lands had 
been reduced by only 11 lots through purchases. The remainder of 
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the estate was disposed of in 1870 to a firm of Durben solicitors and 
land agents at an averag8 price of 8s. 5d. an acre. The fact that 
the Government had divided the remainder into 5 lots ranging from 168 
to 3580 acres suggests that it had hoped to use the land for a 
settlement rather than see it purchased by speculators, but the 
Government's continual need for money overcame any such hopes. 
On the Dunbar Estate there had been little change in the 
situation since 1860 as the Government had . not resumed any land. The 
Government had, however, sold off the remnining commonages, mostly to 
a neighbouring farmer, who thus gained an additional 749 acres. In 
this way one of the original intentions of the Byrne Scheme was 
destroyed. The provision of grazing lands around the town was 
originally intended but now they had all been disposed of. The 
est~te was unusually st~tic in the ten year period. Of the 163 lots 
in priv~te ownership in 1860 only 16 had changed hands by 1870. Two 
sales were recorded in i870 totalling 120 acres, the sales being at 
2s. 3d. and 3s. 3d. an ncre including town lots in Byrne, which was 
virtually unoccupied. 
The Beaulieu Estate experienced more activity in the ten year 
period. Once more the remaining commonages were sold, leaving only 
a few lots scattered about the estate, which were not disposed of by 
this date. In other respects tha settlement had seen little activity 
rin the form of amalgamations, beyond considerable purchases by one 
neighbouring farmer who had acquired 1308 acres of the estate land by 
1870. Other amalgamations took place but on only a small scale. 
Several new lots l.,ere occupied by 1870, most of them consisting of a 
number of old ones grouped together, so that the total area held in 
lots increased by 557 acres, excluding the commonages of 700 acres 
which also Came on to the market. As a result only 1943 acres 
remained unalienated. The prosperity of Richmond enabled the 
Government to sell off these lots to private individuals and not to 
speculators as was the case at Vaalkop and Dadelfontein. Only 90 
acres was held by speculators on the Beaulieu Estate. Land sales 
~.,ere low consisting of one sale of commonage close to Richmond which 
fetched 38. nn acre. 
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The Harmony and Little Harmony Estates witnessed no major change 
in condition through the ten years. On the Harmony Estate no new 
land had been sold and the only activity consisted of the purchase 
by neighbouring farmers of three lots totalling 270 acres. Other-
wise the situation waG unchanged. On the Little Harmony Estate the 
commonages and remainder, tot!111ing 2096 acres, had been sold in "4 
lots, one of which was sold to a neighbouring farmer. In addition 
one 20 acre plot had been disposed of leaving 32 plots in the hands 
of the Government. One existing plot was purchased by a neighbouring 
farmer. The low level of activity may be gauged from the absence of 
sales on the two estates in 1870. 
The two estates near Pietennaritzburg experienced a greater amount 
of activity. At Slang Spruit a further 31 plots had been sold 
leaving only 5 still in the hands of the Government. The plot s, how-
ever, were frequently sold in groups so that there were only 10 more 
owners in 1870 compared with 1860. Amalgamation of existing holdings 
continued so that one speculator had accumulated 8 plots totalling 
330 acres. Others attempted the same but on a smaller . scale. The 
new lots laid off included some very small ones. Four were under 6 
acres while a further eight were under 20 acres. This was a departure 
from the normal Byrne system of regular 20-acre plots. Speculators 
obtained a large proportion of the estate as the proximity to 
Pietermaritzburg promised future high returns. The New England 
Estate repeated the pattern of Slang Spruit. Four plots 'tlere disposed 
of leaving only two at 120 acres still in Government hands. Little 
change occurred in the overall pattern as only two lots were amalgama-
ted with their neighbours. Only two lots were sold at Slang Spruit. 
These fetched approximately 5s. an acre. Thus only 134 acres were 
sold on the two estates continuing the trend to low turnovers. 
In the area assigned to Byrne to the north of Pietermaritzburg 
most of the remaining lots had been sold by 1870. Although this 
consisted of an extra ten lots, it was sold to only three owners. The 
Byrne Trustees still retained two lots. 
The remaining schemes exhibited little movement in the 10 years. 
At York the number of holdings had been reduced by five, due to 
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oeveral minor nmalgamations and the purchase by a neighbouring farmer 
of 852 acres of the estate. However the settlement had withstood 
all attempts by speculators to purchase land and the lots remained 
in private hands. Hackett's scheme in the Karkloof exhibited one 
amalgamation in the period but otherwise changes had been slight, 
only 6 lots out of 32 lots changing hands. The settlement was 
completely deserted and consequently the land was unused, apart from 
land purchased by neighbouring farmers. Neither the York nor 
Karkloof scheme registered transfers in 1870. 
At Lidgetton the same picture of stagnation occurred but some 
settlers remained on the land. no new lot had been sold and 300 
acres of the 1060 disposed of by Lidgett were in the hands of 
apeculators. However prices appeared reasonable from the evidence 
of the single transfer effected in 1870 "1hen 50 acres were sold for 
14s. an acre including two town lots in Lidgetton. 
In the remainder of the County the period from 1860 to 1870 was 
noticeable for the increased grip exercised by the speculators and 
Land Compi3.nies. 8y 1870 a total of 569,996 acres were in their 
hands (Table 53). This constituted a completely dead area amounting 
to 41.7 per cent of the land in private European hands. 
~ TABLE 53 
LAND HELD BY SPECULATORS ETC. IN 1870 IN PIETERMARITZBURG COUNTY 
Company 
Natal Land and Colonization Company 
Natal Land Company 
Cotton Plantation Company 
Natal Investment Company 
Colonial Land Company 












It is the distribution of this 570,000 acres which had a 
profound effect upon land ownership in general. The presence of 
over 320,000 acres o~med by lana and finance companies represented 
a complete change from the 1860 situation. The largest company, 
the Natal Land and Colonization Company, was connnitted to a programme 
of active colonization. However its prices lt7ere high, in fact the 
minimum price asked w~s 10s.6d. an acre (originally 22s.6d.) The 
Company possessed a great deal of good land and it consequently began 
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to layout estates and provide for the subdivision of the lands, but 
this affected only ~ small proportion of Company land settlements. 
The first were !it Kruisfontein and Heltevreden, to the north of 
Richmond, Shortt's Retreat adjacent to Pietermaritzburg Townlands 
and at New Howick Estate at Howick. (Stocklands & Oatlands). 
The Kruisfontein and Weltevreden Estate of 12,026 acres was 
divided in 1865 into 17 lots. By 1870 five had been sold, three 
to one person, indicating once again that ideas on what constituted 
an economic holding varied widely accotding to the person concerned. 
The farm Shortt's Retreat, of 3000 acres, W3S divided into 40 lots. 
By 1870, only 24 had been sold. These were mostly the smaller ones, 
totalling only 753 acres. The Company purchased the remainder and 
then attempted to continue sales at a rate of £3. per acre with only 
limited success in the form of one cancelled sale to a Native. On 
the Stocklands and Oatlnnds and Woodlands Estate previously agreed 
sales were honoured amounting to 407 acres in 3 lots Ilt 20s. per acre. 
The estate w.~s not laid out until bter. The small lots sold were 
clustered around the village of Hawick. The remainder of the Company's 
lands in the County were similar to those of the three interior 
counties, that is essentially grazing land, small portions of which 
were leased. 
The other companies such as the Cotton Plantation Company, 
Natal Investment Company and Colonial Land Company were closely 
rel!lted to the Nlltal Land and Colonization Company and their lands 
remainec unused owing to a shortage of capital to develop them. The 
distribution of these lands was fairly uniform throughout the County but 
with a more marked concentration in the south. In the area to the 
south of the Umkomaas River, the land alienated in 1870 amounted to 
153,902 acres. Of this 87,186 acres or 56.7 per cent were held by 
speculators, mostly by the Land Companies. 
The size of farm in the County outside the settlement schemes 
was still closely related to grant size with the initial pattern of 
large Voortrekker grants surrounded by smaller 1857 Quit Rent grants, 
but this was becoming blurred as the smaller farms on the periphery 
lo1cre bought by speculators, and the farms closer to Pietermaritzburg 
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l>.7ere subdivided. Near Pietermaritzburg the process of subdivision 
was proceeding rapidly with the division of Ockerts Kraal, Shortts 
Retreat and the Byrne settlements on the south and east, while 
Edendale was being divided for purchase by Natives in very mnall lots 
on the south-west. On the north-,rest the Groenek100f and adjacent 
lots were being divided into plots from 34 to 800 acres each, while 
St. }1ichaels Mount had been divided into mnall lots mostly below 6 
acres. Pietermaritzburg by 1870 W~B thus almost completely 
surrounded by farms of medium to small size extending beyond the Town-
lands for about 3 to 4 miles. The presence of the Bishop of Natal's 
vast mission station on the east deterred division there. The division 
of the surrounding lands had produced smallholdings ofa size 
equivalent to those of the Townlands which v1ere being divided at this 
period. 
Beyond the zone surrounding Pietermaritzburg stretched a series 
of large farms. Two farms of over 12,000 acres~ached to within two 
miles of the Tomllands on the north and western side. The number of 
very large farms exceeding 10,000 acres had increased from 16 in 1860 
to 21 in 1870. The number of small farms below 500 acres had also 
increased. This had been due to t\010 developments. First in the 
north of the County to the east of the Yorltsettlement, one of the 
local farmers had begun dividing his farm into small lots, dividing 
his 5474 acres into 18 lots by 1870, of which , the remainder, 1900 
acres, went to the Natal Land and Colonization Company. Other 
farmers .had done the same on a smaller scale. For example, in the 
farm to the west of Lidgetton, six lots of 450 to 750 acres had been 
laid off. Numerous minor divisions had tnken place, but this had 
not produced many farms of less than a thousand acres. The second 
major development for a reduction in size occurred in the area to the 
south of the Umkom~as. Of the 49 holdings, 14 were 400 acres or less. 
All these were new farms which had been claimed beyond the limits of 
previous settlement under various regulations. Some were isolated 
from their neighbours. Two were as much as seven miles a~~ay from 
their nearest neighbour. Host were small uncer the 1868-69 
regulations which allo,~ed reserves to be marked off and purchased 
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later but one, the furth·ast out on the Umzimkulu W3S 2000 acres in 
extent. -On the ~7estern side of the County between the Umkomaas 
and Hooi Rivers there had been no advance and nearly all the land 
close to the bounuary of alienation was in speculators' hands. Land 
sales in Pietermaritzburg County were in the main slight, only 4.5 
per cent of the aliemlted arctll being sold in 1870, most of it for less 
than the Government price (Table 54). Only the lots in the settlement 
schemes and around Pietermaritzburg achieved this price. The remainder 
was sold for prices averaging about 2s.6d. an acre. The bankruptcies 
enabled prices on the margin of the County to sink to ld. an acre 
which was exceptional for this year. However, low prices did not 
encourage the Government in its proposals for increasing the price of 
Government land. 
TABLE 54 
LAND PRICES IN PIETERMARITZBURG CO~ITY, 1870 
Value per acre No. of Sales Acreage 
Under 15. 2 7,408 
15. to Is .1ld. 6 10,852 
2s. to 35.11d. 18 35,293 
4s. to 9s.11d. 10 6,223 
lOs. to 19s.lld. 7 1,086 
£1 and over 12 1,879 
Total 55 62,741 
4.3.6. Victoria County 
In Victoria County there had been an extension of the alienated 
area, which was partly balanced by some resumption of land in the 
settlement schemes and of the quit rent grants in the north. The 
division between the settlement schemes and the remainder of the 
County remained a valid one, but the difference was becoming blurred 
rapidly as subidivision in the south of the County proceeded rapidly 
(Table 55). 
The settlement schemes h:ld been affected by the resumption of 
lands under Law 25 of 1869. On the Cotton Lands Estate 27 lots had 
their deeds cancelled in 1869, and a further eight in Lots 44 to 47. 
Other lots were pending but still nominally in the hands of the 
origin.~l owners. 
On the Cotton Lands Estate parts of the commonages had been 
sold off, amounting to 2559 acres. The demand for land on the 
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Cotton Lands lV'as such that these were disposed of quickly, as were four 
of the lots resumed in 1869, which had been regranted to private o~mer-
ship by the end of 1870. The number of olmership units on the,estate 
bad dropped from 170 to 134 in ten years although a net extra area of 
1,337 acres had become available. 
\ 
The number of amalgamations 
increased appreciably. Of the 195 surveyed lots only 95 were held as 
single entitles. The remainin3 100 were held as multiples. The 
Jrocess of amalg::unation had particularly affected the lots of below 50 
acres, the number of which had dropped from 73 to 40 in ten years. 
Size 
6 - 20 
21 - 50 
51 - 100 
101 - 200 
201 - 300 
301 - 500 
501 - 700 
. 701 - 1000 
1001 - 1500 
1501 - 2000 
2001 - 3000 
3001 - 5000 





























































However only two hvldings of over 1000 :lcres had appe:lreJ and ~ne more 
oVl!r l~OO :lcr(;)s. 
had been solo. In 1860 !l quarter vf the farms had b~en 45 :lcrks but 
this size nOvl only·.1cc0untClo for about nn Gighth vi tho number. L::md 
prices on the estate had in all cases in 1870 been above 4s. per acre, 
ranging fr0u 6s. to £2. according to condition. The turnover 
remained low with only 440 acres being sold in the year. 
On the other Byrne settlements a similar pattern was emerging. 
On Lots 31-43 to the south of the Umh1anga River the commonages of 
1685 acres were sold off together with the remaining lots. The Natal 
Land and Colonization Company acquired 500 acres of this. A certain 
amount of amalgamation took place but to a lesser extent than on the 
Cotton Lands as the number of O'tmei:s only decreased by t"lO over the 
ten years, although the number of lots held as multiples increased 
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from 10 to 25, the larger holdings naturally occurring on the commonages 
which had been sold in larger than usual lots 240 to 600 acres at a 
time. The estate appeared to have achieved considerable prosperity 
as 214 acres were sold in the year all at prices from lOs. to 33s.6d. 
per acre. On Lots 44-47, the Government acquired 338 acres and the 
Byrne trustees still retained 228 acres. Apart from the resumption 
little activity had occurred and turnover was slight. 
sold in the year for 7s.lld. an acre. 
One lot was 
On Morewood's estate virtually no changes occurred, in the period 
up to 1870. They were not subject to the resumption laws and 
consequently the estate, in its isolated position beyond the Tongaat 
River remained stagnant with little change in ownership. Only one 
transfer was recorded in 1870 at £2. per acre including farmhouse. 
Outside the settlement schemes the zoning remarked upon in 1860 
rem~ined an important feature in 1870. The division of the Umgeni 
lots was intensified and the subdivision of the farms to the south of 
Cotton Lands continued. The farms at Riet River and Blackburn were 
laid out as estates and sold at prices exceeding £1. per acre. The 
piecemeal division of Melkhoutkraal and Duikerfontein continued 
leaving remnining portions of under half the original grants. Only 
two farms by 1870 south of the Cotton Lands exceeded 3000 acres and 
a further five exceeded 2000 acres. All but one of these were held 
by speculators. The largest was in the interior at Inanda. The 
produce companies appeared within this area. Individual companies 
producing one or more tropical products such as the Umgeni Sugar, 
Coffee and Produce Co. (3030 acres), Umhlanga Valley Sugar and 
Coffee Co. (1623 acres), Natal Plantations (427 acres), Natal Estates 
(467 acres) and Natal Coffee Co. (340 acres). In all some 5887 acres 
were in the hands of produce companies as opposed to the land and 
finance houses within this area. 
In the area north of the Cotton Lands a start had been made with 
subdivision of estates around Tongaat, but this -mostly consist.ed of 
transfer of land from one speculator to another, so that the area 
remained unused. North of this to the area around Stanger the 
situation had changed little except that most of Coqui's land had 
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been sold to the Cotton Plantation Company (28,381 acres) which 
although nominally a produce company was virtually a speculative 
enterprise. The Natal Land and Colonization Company owned a further 
1300 acres. To the north of St~nger the remaining 1857 Quit Rent 
grants had been issued but 4 had been resumed by the Crown. The 
detailed picture remained much as before, except that s~e of the 
privately held speculators' lands had been transferred to companies 
and b .. mks. Most of the expansion towards the Tugela had been purchased 
by speculators resulting in no ~ctual advance in settlement although 
over 8000 acres had been granted in this area. The one real advance 
was the Glendale settlement scheme between the Umvoti River and the 
Umvoti Location. At Glendale 17 holdings of between 25 and 225 acres 
were sold as part of a unified community in 1869, representing an 
advance in this area as had the regranting of Kranskloof to the south, 
in 8 farms. 
A high proportion of larid remained in the hands of speculators. 
A total of 142,666 acres was held by land companies and speculators 
in 1870 (Table 56). This represented 44.2 . per cent of the County. 
A further 5,887 acres was owned by produce companies. 
TABLE 56 
LAND HELD BY LAND COMPANIES, ETC. IN VICTORIA COUNTY, 1870 
Owner Area (acres) 
Natal Land and Colo~ization Company 
Cotton Plantation Company 








This represents a change to greater company ownership and the further 
trend to produce companies, planning exploitation of the land rather 
than speculation. This trend, however, was doomed by the economic 
crisis and did not really achieve results until the 1890's with the 
rise of the major sugar companies on the coast and timber companies 
in the interior of the County a decade later. 
The County had a turnover of land amounting to 7.0 per cent of 
the alienated area in 1870. Most of this, 17,000 out of 23,500 acres, 
was' sold at less than the Government minimum price with only the 
smaller units in the south of the County fetching high prices. Prices 
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in the north, beyond the Tongaat Ri.ver, showed some improvement, but 
the general picture was one of depression, with a higher proportion of 
land fetching low prices (Table 57). 
TABLE 57 
LAND PRICES IN VICTORIA COUNTY, 1870 
Value per acre No. of S·11e8 Acreage 
1s. to 1s.l1d. 2 6,753 
2s. to 3s.l1d. 8 10,238 
4s. to 9s .11d. 8 1,499 
lOs. to 19s .11d 10 1,384 
£1 and over 23 3,668 
Total 51 23,542 
4.3.7. Durban Courtty 
The area of Durban COiJnty showed an increase of 3000 acres betl-Yeen 
1860 and 1870 as a result of grants made in the ~outhern portion of the 
County but these were offset by 10sses through suburban subdivision. 
The extra land was the result of the granting of a block of 4972 acres 
to the Durban Collegiate Institution in the Um1azi Location and two 
other smaller grants of land surveyed in the 1850's for settlement 
schem~s which were abandoned in the planning stage. The main feature 
in Durban County in the period 1860 to 1870 was the continued subdivision 
of the farms adjacent to the main road linking Durban and Pinetown with 
the resulting small units (Table 58). 
TABLE 58 
FARH SIZES IN DURBAN COUNTY, 1870 
Size No. of Holdings Area 
6 - 20 41 517 
21 - 50 36 1,213 
51 - 100 43 3,298 
101 - 200 40 5,892 
201 - 300 23 5,678 
301 - 500 11 4,210 
501 - 1000 18 13,052 
1001 - 2000 5 7,617 
2001 - 3000 7 15,027 
3001 - 5000 4 15,740 
5001 - 10000 6 35,542 
Over 10 ,000 1 15,295 
Total 235 123,081 
The County may still be divided into two, namely the area close 
to the main road and to Durban and the remainder. In the interior 
little had happenpd in the years 1861-1870 beyond a few purchases by 
the Natal Land and Colonization Company from private speculators. 
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The situation was similar to that of 1860. However close to Durban 
considerable changes of detail had occurred. Cato's land at 
Brickfield had seen a further 18 lots laid out in ten years, only 8 
of which were 6 acres or more in extent, while some of the previously 
surveyed lots had been further subdivided into small residential lots. 
At Cato Manor only one further lot had been laid off. In effect this 
development was an extension of the suburban lands of Durban, for which 
prices of £2.l0s. an acre and more were charged in 1870. A similar 
process was taking place at Springfield to the north of Brickfield 
where a further 445 acres were divided into small lots adjacent to 
the Umgeni. Except on the north-western Side, Durban Townlands were 
still ringed by speculators' land forming a dead area and resulting 
in a gap between Durban and other settlements. 
The second settlement of importance in the County was Pinetown 
which had grown considerably in area since 1860, through subdivision 
of lots. Around the settlement the holdings were mostly under 300 
acres and many were considerably smaller. At Wands beck to the east 
of Pinetown little new land had been laid off and a certain amount 
of speculative purchasing had begun as land values declined. Similarly 
the New Germany settlement to the north of Pinetown exhibited no 
change from 1860 to 1870. The lots at Wentworth and on the Bluff were 
also mostly unchanged, although two landowners had begun to purchase 
blocks, the result of which was to counterbalance the subdivision of 
other lots. At Wentworth even though there had been 49 surveyed lots 
there were still only 30 owners. Two holdings at Wentworth exceeded 
700 acres. South-east of Durban some subdivision had occurred on 
settlement schemes laid out by private individuals but they were 
generally unsuccessful. The Natal Land and Colonization Company 
purchased some of the lots. 
There had been a slight reduction in the percentage of the County 
held by speculators between 1860 and 1870 if the Collegiate Lands 
are excluded (from 57.2 to 53.7 per cent). A total of 71,124 acres 
was held by Land Companies and speculators. The change to land and 
finance companies, so noticeable elsewhere in the Colony, was less 
marked in Durban where 48,379 acres remained in the hands of private 
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speculators and only 16,453 acres in the hands of land companies, 442 
acres with banks and finance houses, and 878 acres with produce companies. 
However if the Collegiate lands are included nearly 60 per cent of the 
County was still held by speculators resulting in a low level of 
development. Undoubtedly the speculators were encouraged by the fact 
that of the land transactions which took place in 1870, all but one 
were for prices of £1 per acre or more, several exceeding £10. an acre. 
Most of these were for plots close to Durban and amounted to no more 
than 1.6 per cent of the alienated area of the County. 
4.3.8. Alexandra County 
Alexandra County expetienced only a slight expansion, a matter 
of 18,000 acres, two thirdS of which may be accounted for by the grant 
of land to the Durban Collegiate Institution and a large 6000 acre 
grant in the south of the County. A certain amount of consolidation 
occurred with grants to land within the developed area but most con-
sisted of new grants on the margins of the previously alienated area. 
Many of these were small, consist'ing of sales with reserves under the 
1868-69 regulations, although a few larger sales occurred in the period 
before the economic crisis of 1865-67. The area to the south of the 
Umtwalumi remained only sparsely occupied and the number of holdings 
as a total was still low (Table 59). 
TABLE 59 
FARM SIZES IN ALEXANDRA COUNTY 1870 
Size No. of Holdings Area 
6 - 20 
21 - 50 3 104 
51 - 100 3 300 
101 - 200 7 992 
201 - 300 6 1,684 
301 - 500 12 4,304 
501 - 1000 35 22,265 
1001 - 2000 9 11,976 
2001 - 3000 3 7,619 
3001 - 5000 3 9,687 
Over 5000 5 32,812 
Total 86 91,743 
The dominance of the 600 acres 1857 Quit Rent grant farms may 
still be distinguished even though some amalgamations had taken place. 
The Natal Land and Colonization Company had purchased a block of five 
grants and others had been purchased in twos and threes. The larger 
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units were mostly in the hands of speculators following the collapse 
of the sugar crop in 1867 leaving the smaller ones in private hands. 
Actual expansion had involved the smaller units, which were mostly 
below 300 acres. 
The amount of land in the hands of the speculators rose 
appreciably from 16,000 to 39,000 acres so that 43.3 per cent of the 
county was in speculators' hands. The Collegiate Institution held 
6,448 acres which was at this stage waste and unused. The Land 
Companies had only acquired 10,292 acres while private speculators 
and syndicates held 21,653 acres. In addition the produce companies 
held 1300 acres at Umzinto. Considerable tracts of land remained 
unclaimed in the south and interior of the county. Interest had been 
confined solely to the coastal fringe owing to the difficulty in 
communications. 
4.3.9. Alfred County 
Alfred County was still almost completely undeveloped in 1870; 
only twelve holdings existed totalling 2,378 acres. The largest 
was at Port Shepstone adjacent to alienated land in Alexandra County 
while the remainder were scattered across the entire county from the 
East Griqualand border to the sea. A small settlement had been 
formed at Glendale seven miles inland from Port Shepstone and 
accounted for 5 holdings. Alfred County gave the individual pioneer 
an opportunity which had been lacking elsewhere. He could select 
the best land .in the County and purchase it on credit under the 
1868-69 regulations and in addition put a reserve around his land 
to prevent anyone else purchnsing the land he wanted. In the rest 
of the colony this had been impossible after the Voortrekkers had 
taken out the best of the land. 
scattered throughout the County. 
4.3.10, Non-European owned lands 
As a result minute holdings were 
In addition to the 5,025,836 acres owned by Europeans, a 
further 35,786 acres was owned by churches, and 12,357 by Natives. 
The increase in Mission Land was mainly the result of the purchase 
of a farm by the Church of Scotland close to Pietermaritzburg and 
the granting of small tracts to the churches in Klip River and 
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Victoria counties. The major development was the increase in Native 
holdings, mainly as a result of the purchase of two faIms, one in 
Klip River and the other in Weenen. The northern counties, 
especially Klip River, were poorly provided with Native Locations 
and as a result Native squatters on European farms owned by absen~ees 
entered the market for land with increasing success. In the mllin, 
however, the Native population although it possessed the right to 
purchase land outside the Locations had neither the money nor the 
need to do so in 1870. 
4.3.11. Land companies and Speculators 
One of the major developments in the period from 1860 to 1870 had 
been the emergence of land and finance companies, in particular the 
Natal Land and Colonization Company. These land companies backed by 
\ 
British based capital had increased their holdings from 28,000 acres 
in 1860 to 760,000 acres in l87~hereas private speculators had 
'~', 
dropped their holdings from 1,126,000 acres to 678,000 acres (Table 60). 
The total are. held by land companies .n\ sp •• ulators increased from 
1.15 million acres in 1860 to 1.45 million acres in 1870. 
TABLE 60 
LAND HELD BY SPECULATORS ETC., 1870 
Owner 
Schools 
Natal Land & Colonization Company 
Natal Land Company 
Natal Investment Company 
Colonial Land Company 
















The land companies had mostly been formed in the early 1860's 
to exploit land resources. Their holdings had naturally increased 
considerably as a result of the bankruptcies of the economic crisis. 
This is best illustrated by the largest of the companies, The Natal 
Land and Colonization Company, which in 1868 and 1869 added over 
200,000 acres to its holdings (Appendix II). These companies 
effected a complete change in the state of land holdings in Natal. 
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Private speculation however continued but in general private 
speculators were able to sell their land more easily. Between 1860 
and 1870 the proportion of the Colony held by speculators increased 
from 26.1 to 29.1 per cent, the main increases occurring in Heenen ' 
and Alexandra, although all counties showed absolute increases in 
speculative holdings. The difference between the interior and the 
coast was not narrowed to any appreciable extent. The three northern 
counties still only had 20.4 per cent of their land in speculators' 
hands \compared with 43.3 per cent in the remainder of Natal. 
T+e development of produce companies in the coastal counties was 
an elc~uragement to Natal's development. These were formed mainly 
// 
to grow sugar and coffee. Although they were limited in area they 
represented a trend which was one which was to develop, in contrast 
to the land and finance companies. 











Value per acre 
Under 1s. 
1s. to 1s.11d. 
2s. to 3s.lld. 
4s. to 9s.11d. 
lOs.to 19s lld. 
£1 and over 
Total 
TABLE 61 
LAND SALES 1870 














































The low turnover in land (Table 61) in 1870 is in part 
attributable to the financial crisis and the previous heavy purchasing 
by the speculators who had locked up considerable tracts of land. 
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In general a lower percentage was sold in the coastal counties than 
elsewhere. This was probably due to the higher proportion of land 
held by speculators. Land prices in general improved considerably 
in the period 1860-1870 (Table 62). Most of this improvement took 
place in the three northern counties where the very low prices ruling 
up to the 1860's showed a marked upsurge as the interior was developed. 
Thus by 1870 the proportion of the land sold for less than Is. an acre 
had dropped from 52 per cent in 1860 to 27 per cent in 1870, but the 
proportion of land sold at less than 4s. an acre remained the same at 
89 per cent. Thus even in 1870 land values in Natal were low rind the 
Government's prospects of an improvement were remote. 
4 .1+ • The s i tun t ion in 1880 
4.4.1. Introduction 
In 1880 new Government regulations were introduced which were 
to completely alter the remaining lands of the Crown, converting 
them into freehold and leasehold properties. The year also saw 
the struggling Government attempts to introduce settlers renewed with 
.!ldded vigour. The year 1880 is therefore a landmark in the development 
of Land Settlement in Natal and marks the end of a period of virtual 
stagnation as far as land sales were concerned. In the ten years 
from 1871 to 1880 only a further 265,000 acres had passed into private 
European hands, over half of it in Klip River County. A total of 
5,293,171 acres was in private hands and just over 5.4 million acres 
was alienated. This was divided into 2717 holdings (Table 63, Fig. 46) 
TABLE 63 
AREAS IN PRIVATE OWNERSHIP IN 1880 
County No.of Farms Area Average size Median size 
Klip River 418 1,711,783 4,095 3,200 
vJeenen 236 980,588 4,155 3,400 
Umvoti 187 612,576 3,276 2,600 
Pietermaritzburg 979 1,409,240 1,440 270 
Victoria 513 338,494 660 210 
Durban 248 121,197 489 80 
Alexandra 111 107,922 972 600 
Alfred 25 11,371 455 80 
Natal 2717 5,293,171 1,948 510 
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Fig. 46. Area occupied in 1880. 
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The slow rate of advance can be clearly seen from a comparison 
of Tables 63 and 44. The number of holdings increased by only 26 
in ten years. Most counties remained almost static with three 
exceptions. These were Klip River where new pioneer settlement had 
progressed rapidly adding almost 100 holdings to its total, and 
Pietermaritzburg and Victoria Counties where the number ·fell by 105 and 
54 respectively, largely as a result of government activity on the 
Settlement schemes. The reduction in the number of very small 
holdings is strongly reflected in the overall increase in median 
values. The median value for the Colony as a whole rose from 310 to 
510 acres in the ten year period, due essentially to the reduction of 
the number of lots of 6-50 acres from 621 in 1870 to 484 in 1880. 
This overall apparent stagnation belief the fact that the decade was a 
prosperous one with the agricultural community benefitting considerably. 
This was again reflected in the fact that only 15 per cent of the land 
sold went for less than the Government minimum price, whereas in 1870 
and 1860 the figure had been 89 per cent. The amount of land in 
speculators' hands fell by a third as speculators unburdened themselves, 
and as a result it would appear that 1880 was representative of a 
period of considerable internal advance in the agricultural development 
of the Colony, even if active pioneering was far less marked than in 
previous periods. 
The process of ruualgamation which had been so "1ell marked Mlongst 
the larger holdings had been slowed down but 69 holdings now exceeded 
10,000 acres,(Fig. 47) an increase of 12 on the number in 1870. These 
69 holdings now constituted almost one quarter of the total area in the 
hands of European farmers covering over a million acres. This 
indicated a considerable increase in Klip River where cattle and sheep 
farming required larger areas. 
4.4.2. Klip River County 
Klip River County had experienced ~ost of the active colonization 
in the Colony in the period from 1870 to 1880. This had consisted 
of a generous use of the 1868-69 Regulations allowing selection of 
lots and the provision of reserves. Hany of the selections were 
very small. The number of farms of 200 acres or less increased from 
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3 in 1870 to 46 in 1880 (Table 64). The area of selection 'Vlas 
confined 3lmost exclusively to the area north nnd e .'lst of the 
Biggarsberg, in lands situated in between the 1857 Quit Rent grants. 
TABLE 64 
FARH SIZES IN KLIP RIVER COUNTY, 1880 
.... 
The contrast between the northern part of the County and the 
southern W!1S even more marked than in 1870. By 1880 over half the 
farms were situated in the area north and east of the Biggarsberg. 
Within this area the 222 farms had an average size of only 2280 acres 
compared with 6151 acres in the southern part of the county. The 
pattern is one of extreme discontinuity with considerable areas of land 
in the north unoccupied. The basic element is the 3000 to 4000 
acres 1857 Quit Rent grant, some of which had been amalgamated to 
produce larger units. The two farms exceeding 10,000 acres were both 
made up of five grants each. In between these grants and especially 
just to the north of the Biggarsberg many of the selections ,;..rere very 
small, down to 25 acres. Nost, however, were about 100 acres in 
extent. It appears that a number of selections were taken out by 
neighbouring farmers possessing quit rent lands but wishing to control 
nearby water supplies and good grazing areas, with the possibility 
of purchasing more. Owing to the increase in land prices in the 
County the purchase of these selections at 4s. an acre and the 
reserves at 5s. proved to be highly attractive. There appears to 
have been no limit in practice to the number of selections which 
might be purchased, nor to the area of reserve l-lhich might be laid 
-223-
off, although no one acquired more than 3 selections. Only a few 
of the farm reserves had been surveyed in 1880 or transferred, with 
the result that both farm size and area are a little confusing. 
Reserves of up to 4000 acres appear to have been allowed and a few 
had been taken out at this date. 
There remained within the northern section of the County a con-
siderable area which was unclaimed. The areas to the east of 
Newcastle and in the Ingagne Valley remained unused, as they remained 
unattractive to farmers and graziers alike, especially as the area to 
the east of Newcastle still contained a large Native squatter 
population, which had only just begun to apply to purchase the land 
itself • 
In the remainder of the County the average size of farm had 
increased by 300 acres in this decade, while the number of holdings 
had remained static in sp~te of an increase in area, as a result of a 
filling in process. The gaps between the Voortrekker and 1857 Quit 
Rent grants were purchased leaving only small slices of land unclaimed, 
while a few extensions h:ld taken plnce into the Drakensberg. The most 
noticeable feature was the general increase in the number of large 
farms over 10,000 acres. Within this area there were 28 totalling 
472,819 acres, with an average of nearly 17,000 acres each. Four 
were in excess of 25,000 acres apiece, only one of which was held by 
a speculator. Only two of the 28 large farms were .held by speculators, 
indicating that the trend to large holdings was the result of pastoral 
needs. The larger farms were scattered throughout the southern part 
of the County. 
Three major developments had taken place in the County in the 
decade (1871-1880). The first was a general rise in land prices. 
In 1880 there were 62 transfers of land amounting to 167,144 acres 
(Table 65), This constituted 9.8 per cent of the area held by 
Europeans. All but 10 sales were for prices at or above the 
Government minimum price and they amounted to only 28 per cent of the 
area. The considerable improvement on conditions in 1870, when no 
land was sold at or above the Government price, indicates a healthier 
land market, and also the introduction of improvements. The higher 
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prices "lere fetched for the selections in the north of the County "There 
prices in excess of £1 were paid for the most desirable lands and also 
for lands close to the main roads especially around Ladysmith. In 
general developed land throughout the County fetched over 6s. an acre. 
The few exceptions were marginal lands either in the more broken~arts 
of the Drakensberg or adj~cent to the Klip River Location. 
TABLE 65 
LAND PRICES IN KLIP RIVER COUNTY 1880 
Price No. of sales Area 
Is. to ls.lld. 1 2,812 
2s. to 3s.11d. 9 44,580 
4s. to 9s.11d. 34 96,643 
lOs. to 19s lld. 9 21,562 
Over £1 9 1,547 
Total 62 167,144 
The second development was the drop in the area held by land 
companies and speculators from 20.1 per cent of the alienated area 
of the County in 1870 to 10.1 per cent in 1880. This was due to the 
sale by private speculators of over 40,000 acres and of a further 
80,000 acres by land companies and finance houses. However, the Natal 
L3.nd and Colonization Company held 86,477 acres due to its take-over 
of the other land companies operating in the County. It would appear 
that most of this land was leased to private 'graziers. Banks held 
another 7,910 acres and private speculators a further 78,571 acres. 
The distribution of this ·land was to some extent peripheral to the 
County, although the Natal Land and Colonization Company still retained 
some land close to Ladysmith. This was no doubt due to the fact that 
the land prices had risen elsewhere to levels at which speculators 
could unload their land at reasonable prices. 1'1any had held these 
lands for over 20 years at the time of sale. 
The third development W.:lS the considerable acquisition of land 
by Natives and to a lesser extent by missionary societies. A total 
of 36,237 acres had been purchased by Natives at this date. This 
constituted over half the area in private Native hands in the entire 
Colony. Most of it was in two blocks within the southern portion 
of the County, but north of Ladysmith. Other smaller areas existed 
in the north. The large scale purchasing suggests that available 
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Crown Land for squatting was exhausted in the southern half of the 
County and as a result Native squatters on white lands were 
increasingly faced with the prospect of either purchasing land or of 
being evicted and sent to the Locations. It was unusual for the 
Natives to have had sufficient funds to purchase on such a scale. 
The missionary societies such as the Berlin Mission, Hanoverian Mission, 
Swedish Mission and the Free Church of Scotland acquired land in 
larger areas while other small sites were purchased for churches. 
However there was still no appearance of a distinct Native-Mission 
district within the County. 
4.4.3. t-leenen County 
Within Weenen County the extension of settlement had been slight 
in the decade preceding 1880. Only 20,000 acres were added to the 
alienated area, most of it between the Bushman and Mooi Rivers in the 
foothills of the Drakensberg. Unlike the pattern in Klip River only . 
a few small selections had been taken out and most land had been 
purchased in larger blocks adjacent to the existing areas. Two farms 
were granted under 1848 terms in compensation for land nearer to 
Pietermaritzburg which had been in dispute. There had been compara-
tively little change in the period. 
A total of 980,588 acres was in the hands of Europeans (divided 
into 236.ho1dings) and a further 5179 in the hands of missions and 
10,888 in the hands of Natives (Table 66). 
TABLE 66 
FARM SIZES IN WEENEN COUNTY 1880 
Size No. of holdings Area 
6 - 500 9 2,003 
501 - 1000 8 6,285 
1001 - 2000 31 46,857 
2001 - 3000 50 130,447 
3001 - 4000 45 140,453 
4001 - 5000 15 67,318 
5001 - 6000 15 82,344 
6001 - 7000 33 206,148 
7001 - 8000 8 60,641 
8001 - 10000 10 86,084 
Over 10000 12 151,108 
Total 236 980,588 
The County still exhibited few signs of zoning. The number of 
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farms of over 10,000 acres showed an increase. Such farms now accounted 
for 16 per cent of the area of the County, showing that the processes 
affecting the southern part of neighbouring Klip River County were 
affecting Weenen as well. The per~istence of farm patterns is quite 
noticeable, however, with many of the Voortrekker and 1857 Quit Rent 
grant farms still being held as single units without many amalgamations 
or divisions. The relative stability of both area and number of 
holdings in the period suggests that in most cases there had been little 
speculative activity. This is borne out by the fact that the 
speculative holdings fell from 22 per cent of the alienated area of the 
County in 1870 to 17 per cent in 1880. A total of 167,448 acres was 
held by speculators and land companies, of which the Natal Land and 
Colonization Company, as the sale surviving land company, possessed 
97,693 acres or approximately 10 per cent of the County. Half of this 
holding was to the west of the B1aauwkrantz River adjacent to Klip 
River County, which W3S comparatively remote from the main line of 
communications through the County. 
There was a substantial rise in the general level of property 
prices in Weenen County between 1870 and 1880 resulting in 77 per cent 
of the area sold fetching more than the Govermnent minimum price of 4s. 
an acre, and even 22 per cent fetching more than the new price of lOs. 
per acre, which was instituted in 1880. Land prices showed certain 
similarities to those experienced in Klip River County. In a belt 
of land .close to the main road from Pietermaritzburg to Ladysmith 
prices w'ere high and lOs. an acre or more were conunon. Away from the 
main road prices decreased towards the Drakensberg and towards the 
Impafana Location where prices as low as 2s. an acre l-1ere 
experienced. Such 10~1 prices on the margins of settlement no doubt 
account for the very small amount of land sold by the Govermnent in 
the period from 1870 to 1880. 
4.4.4. Umvoti County 
The same appearance of stagnation, so far as active colonization 
was concerned, appeared in Umvoti County. A further 20,000 acres 
passed out of the Government's hands but much of this increase in the 
-227-
alienated area was taken up by the missionary societies which in 1880 
possessed 18,948 acres, and Natives ''1ho purchased a further 1 ,482 acres. 
There remained 612,576 acres in European hands and this was divided 
into 187 holdings (Table 67). 
TABLE 67 
FARM SIZES IN UMVOTI COUNTY 1880 
Size No. of holdings Area 
6 - 250 11 1,579 
251 - 500 7 2,823 
501 - 1000 19 15,990 
1001 - 2000 32 47,537 
2001 - 3000 42 109,354 
3001 - 4000 28 92,681 
4001 - 5000 7 31,316 
5001 - 6000 7 39,099 
6001 - 7000 16 100,989 
Over 7000 18 171,208 
Total 187 612,576 
Only comparatively minor changes in the pattern had taken place 
in the period under consideration. As there was little new land 
available within the County, there had been little selection under 
the 1868-69 regulations, except through the purchase of areas which 
had been left between previously surveyed farms. The number of 
these small portions of land was slight. The remaining areas close 
to the Tugela remained unattractive and were consequently still in 
Crown hands in 1880. The subdivisional process so noticeable between 
1860 and 1870 had virtually ceased. 
The area in the hands of speculators fell from 17.6 per cent to 
12.1 per 'cent of the county over the ten year period. In 1880 the 
Natal Land and Colonization Company was the only land company in 
Umvoti with 42,461 acres, the increase being due to the take over of 
most of the property companies which were in operation in 1870. The 
distribution of these lands had become highly marginal to the core of 
the County around Grey town. They tended to occupy lands which were 
relatively remote from the lines of communications. The same 
generalization can be made for the 5652 acres held by Banks and 
25,897 acres held by private speculators. 
The same rise in the price of land was apparent in the Umvoti 
transactions as in the two northern counties. The rise, however, was 
" 
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more spectacular as only 7 per cent of the 54,708 acres transferred 
reached less than the government minimum price, while 66 per cent of 
the land fetched more than the new government price of lOs. per acre. 
In this respect Umvoti prices were higher than those of the other 
purely pastoral counties (Table 68). Prices in the County were 
uniformly high throughout the centre but declined to prices of 3s.4d. 
close to the Umvoti and Tuge1a Locations. Elsewhere prices of 8s.6d. 
to l3s.4d. were general with only small areas fetching more. 
TABLE 68 
LAND PRICES IN UHVOTI COUNTY 1880 
Value No. of Transactions Area 
2s. to 3s.lld. 2 353 
4s. to 9s.lld. 8 17,753 
lOs.to 19s lld. 20 35,977 
£1 to £5 2 625 
Tot,'}l 32 54,708 : 
4.4.5. Pietel'mflritzburg County 
In Pietermaritzburg County the contrast between the settlement 
schemes of 1849-51 and the rest of the County was becoming less 
pronounced. This was due to the Government's action in expropriating 
many of the smaller unused settlement plots and the general tendency 
around Pietermaritzburg for plots to be subdivided. The area alienated 
in the county saw a considerable increase, amounting to nearly 100,000 
acres. However Native and church holdings increased to over 38,000 
acres leaving 1,409,240 acres in European hands (Table 69). 
TABLE 69 
F.UU'l SIZES IN PIKTEBMARITZBORGCOUNTY 1880 
Size No. Area 
6 - 20 102 1,887 
21 - 50 127 5,316 
51 - 100 122 9,701 
101 - 200 96 15,341 
201 - 300 54 13,106 
301 - 500 51 20,922 
501 - 1000 104 77,874 
1001 - 2000 110 \156,851 
2001 - 3000 68 169,493 
3001 - 4000 41 135,174 
4001 - 5000 15 66,361 
5001 - 6000 25 139,702 
6001 - 7000 29 178,684 
7001 - 8000 9 69,409 
8001 - 10000 8 70,345 
Over 10000 18 279,074 
Total 979 1,409,240 
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The most noticeable feature was the decline in the number of small 
holdings associated with the p!lSsage of Act 4 of 1872 't-lhich allowed 
for the resumption of many of the small properties particularly on the 
Dunbar Estate (Fig. 54). As a result the contrast between settlement 
schemes and the rest was reduced, as Table 70 shows through a few ' 
comparisons. 
TABLE 70 
SIZE OF HOLDINGS IN PIETERMARITZBURG COUNTY 
Size Settlement Schemes Remainder of County 
Average Size 117 2287 
Upper quartile size 120 2100 
Hedian size 55 1200 
Lower quarti Ie size 25 310 
A consideration of the settlement schemes of 1849-51 will start 
the discussion of farm size. The change which had occurred is 
reflected in Table 71 shov7ing the farm sizes on the Byrne schemes in 
the County. 
TABLE 71 
FARM SIZES ON THE BYRNE ESTATES IN 1880 
Size (acres) Vaa1kop & Dunbar Beaulieu Harmony Little Slang.-
Dadelfontein Harmony spruit 
20 10 8 30 12 3 4 
40 6 9 14 6 5 7 
45 1 2 1 
50 6 4 8 5 I I 
50 & under 24 21 55 23 9 24 
55 - 100 16 13 19 14 2 8 
remainder 13 13 18 4 3 7 
Total 53 47 92 41 14 39 
Between 1870 and l880 the number of 20-acre holdings on the 6 
schemes shown in Table 71 dropped from 155 to 67 and the total number 
of holdings from 440 to 286. Most of this was due to the resumption 
of land by the Cro'tm. 
At Vaalkop and Dadelfontein a further 14 lots reverted to the 
Crown under Law 4 of 1872. How€ver none of the lots which had 
reverted to the Government in 1869 and 1872 had been re-granted by 1880. 
They remained in the Gpvernment's hands for eventual disposal. The 
total area which reverted amounted to 1220 acres which is a quarter 
of the area originally transferred to the settlers In 1850. The 
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estate was, therefore, one of the least successful of all the Byrne 
schemes. The number of lots was further slightly reduced by 
amalgamations. The major development in the decade was the almost 
complete disposal of the remainder of the farm by the Durban firm which 
had purchased it from the Byrne Trustees in 1870. The area had been 
divided into 7 lots, ranging from 1229 acres to 100 acres in extent, 
leaving a remainder of 262 acres in the firm's possession. A small 
area, 118 acres, was in Natives' hands. Land prices on the estate had 
improved considerably, largely as a result of increasing prosperity and 
the development of lands around the estate. Three sales totalling 508 
acres took place in the year at prices from 8s. to £2. per acre 
depending upon state of development. 
The Dunbar Estate underuent a complete transformation as a result 
of the passing of Law 4 of 1872. A total of 94 lots were resumed. 
They covered much of the northern part of the estate (Fig. 54). It 
is noticeable that most of the resumed lots were 20 acres in extent and 
that relatively few of them exceeded 40 acres. None of this land had 
been disposed of by 1880. Only 47 farms were left on the estate, most 
of them still small. Some amalgamation had taken place but this had 
not been substantial. However, in view of the general prosperity the 
one sale of 40 acres which took place in the year reached lOs. per acre 
which promised well for the Government's disposal of its holdings • 
. On the Beaulieu Estate the Government did not resume any land but 
continued to sell the remaining lots. A further 580 acres was disposed 
of in the decade reducing the Government remainder to 1363 acres. The 
average size of holding continued to rise with the number of small ones 
being reduced and larger ones increased as amalgamations took place. 
Several farmers had begun to purchase lots fairly intensively. The 
one adjacent farmer had now purchased 1351 acres of the estate to add 
to his farm, others had purchasec up to 400 acres. However those 
which were entirely contained within the estate continued to show an 
increase in size. The largest in 1880 was now 505 acres and nine 
exceeded 200 acres. The estate saw a reasonable turnover of land. 
In the year five transactions totalling 187 acres at prices from 6s.9d. 
to £5 were recorded. High prices were given for lands on the main 
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road whf:we bui'd\rl~ had. tc1\<;.en p\ac.e, Town lots were included in all trans-
actions so that the real value of the land tends to be observed. 
There was no change in the area in private ownership between 1870 
and 1880 on the Harmony Estate. Within the granted area, however, a 
number of changes occurred largely as the result of some extensive 
amalgamations. The number of holdings decreased from 54 to 41. More 
land was purchased by farmers outside the estate. The largest holding 
within the estate was only 235 acres and the general size remained small 
in spite of the grouping of several lots. No consolidated blocks had 
appeared although the origins of two of the later extensive farms had 
been laid. A far greater turnover of land had been experienced 
between 1870 and 1880 than in the previous decade; 28 lots had changed 
hands as opposed to 9 in the period 1860-1870. Land prices had risen 
appreciably. In 1880, four transactions involving 320 acres took 
p lace at prices from 48. to 20s. per acre, including tOlm lots. 
The Little Harmony Estate was in a similar position to that of 
the Harmony Estate. No new land had been disposed of but the number 
of holdings had been reduced and new purchases of land had been made 
by neighbouring farmers, reducing the number of holdings entirely 
upon the estate to 14. Land prices similarly reached 20s. per acre 
on the two transactions of the year. 
The disposal of the Slang Spruit Estate was almost completed by 
1880. Only 3 lots (120 acres) remained unsold. The number of 
holdings fell from 41 to 39 as a result of two amalgamations. Natives 
purchased "60 acres. The lots remained essentially as they had been 
in 1870. However the development of Pietermaritzburg and district 
resulted in a major rise in the price of land. A total of 582 acres 
was sold in the year 1880. This amounted to 21 per cent of the estate. 
Prices ranged from 13s. to £8 per acre according to the state of 
development. This constituted a major departure from most of the 
estates where comparatively small amounts of land were normally sold. 
The other Byrne scheme near Pietermaritzburg at New England 
showed a very similar pattern. The number of holdings decreased 
slightly from 26 to 23 as a result of amalgamations. No holding was, 
however, very large, the biggest being only 302 acres. The number of 
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lots at 20 acres or below fell fram 9 to 6 suggesting that even in the 
semi-rural area close to Pietermaritzburg 20 acres was not enough to 
provide a living # Land prices u'ere even higher than at Slang Spruit. 
The 3 lots covering l~24 acres fetched prices between 7Ss. and 1028. 
per acre. 
The other settlement scheme laid out ad: about 1850 showed com-
paratively little change compared with 1870. At Lidgetton no new lots 
had been disposed of but same had been amalgamated. The number of 
holdings fell from 19 to 16 as two farmers had begun to purchase 
adjoining lots. The price of land had increased to lOs. per acre on 
the est.9te for the 3 snles in the year. At York little change 
occurred beyond a reduction by 2 in the number of holdings which was 
in line with trends elselvhere. PriceS reached f1 to £3 for the 
sales of land depending upon the nature of improvements. Hackett's 
scheme on the Karkloof si~ilarly showed an improvement through 
amalgamations, reducing the number of holdings by four sd that the 
largest now amounted to over 700 acres. In all cases the farmers 
bordering the estates had become increasingly interested in purchasing 
lots on them to increase their holdings by small amounts, where the 
larger areas of speculative land might not be what they required nor 
at a price which they could pay. Undoubtedly the settlement schemes, 
although still highly distinctive in landscape as a result of the 
system of ownership, were changing rapidly. 
Several new settlement schemes had evolved in the decade. The 
Natal Land and Colonization Company was in the process of dividing 
several of its estates. At Shortts. Retreat outside Pietermaritzburg 
five more lots had been sold, leaving the company with a remainder of 
1764 acres. The original lots were too small for the holders with 
the result that a number of farmers purchased several lots reducing 
the number of holdings while speculators were willing to pay the £2 
to £3 per acre of current land prices in order to buy in land which 
was likely to rise substantially in price. The sales to Natives 
which had been planned all fell through largely through their inability 
to pay the price asked. 
The New Howick Estate had been divided into 31 lots covering 
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14,482 acres in 1874 by Carl Behrens. Before this had taken place 
a number of small lots of 50 to 200 acres had been sold around Howick. 
The new lots were much larger r:mging from 300 acres close to HO~>1ick 
up to 1000 acres further away. Most of the land although of good 
quality was priced too highly especially the areas remote from Howick 
and the main road. Prices between £1 and £2 per acre were sought 
with the result that only 890 acres had been sold by the end of 1880. 
Several options had been taken out but they were mostly resumed by the 
Company as rents at 2s. an acre with an option to purchase proved 
unpopular on the estate, just as purchasing at over £1 per acre had 
done. The New Howick settlement included 1966 acres set aside for 
the village, commonage and outspans. 
the Company was actively engaged in considering and planning new 
settlements on other estates but few h~d actually been divided and 
placed on the market at this date. 
There remained the Wilgefontein settlement to the south of 
Pietermaritzburg which had been planned by the Government. The 
settlers had arrived in 1880 but as yet nothing had been produced and 
the problems confronting the settlers were considerable (Chapter III). 
The area selected under the 1868-9 regulations was comparatively 
small, but it did result in a considerable extension of the area over 
which settlement had occurred. This was particularly noticeable to 
the south of the Umkomaas River. North of the Umkomaas there had been 
no extension whatsoever, so that all colonization activity was in the 
south of the County. This involved the extension towards the 
Drakensberg. New farms were scattered up to 20 miles further to 
west than it had been in 1870 and similarly in the south farms were 
scattered over a further 12 miles. The density of such farms was 
however very low as selections had been few and far between and had 
been mostly fairly small, under 300 acres in general. However much 
of the infilling had been the result of the taking up of grazing 
leases, at 2000 acres at a time and by direct purchase. The result 
had been to produce a solid line of farms across the 25 miles from 
the Umkomaas to the Umzimkulu through Ixopo and to fill in other areas 
to the north. 
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In the County the area controlled by speculators and land 
companies fell dramatically from 1870 to 1880 from 41.7 per cent to 
24.5 per cent of the alienated area. This reduction was the result 
of the release of considerable quantities of land both by the land 
companies, most of which sold in the early 1870's and by private 
speculators. As a result 211,451 acres was left in the hands of the 
Natal Land and Colonization Company, 824 acres with the banks and 
132,965 acres with private speculators. The distribution of the 
areas in the hands of the speculators and the Natal Land and 
Colonization ~ompany remained excentric, but markedly to the east of 
the County where most of the major speculators' holdings appears. Two 
of them were over 25,000 acres ~t this time. One of these, adjacent 
to the Sterkspruit Commonage, was divided for sale into small lots of 
10 to 50 acres for Native purchase. However the speculators were not 
as dominant as they had been and this was reflected in the general 
lo~ering of the average size as many had found it more profitable to 
divide their estates before sale and sell the lots. P. H. Zeederberg 
of Camperdown divided his 9000 acre farm up into 17 lots varying in 
size from 711 to 291 acres according to estimated value. However there 
were only ten holdings by 1880 as the lots adjacent to the lnanda 
Locations were considered too small. Several other small divisions 
took place or the continuations of previous ones. 
The main area of subdivision however remained in the north-east 
of the County adjacent to the Umvoti boundary to the east of York. 
General subdivision was now taking place to produce lots of 50 to 500 
acres on seven original farms. The cause of it appears to be the 
success of the original scheme undertaken in the 1860's, as mentioned 
before. In 1880 there were 40 farms of less than 600 acres in 
extent in an area of 10 by 5 miles, excluding those in the York 
Settlement. This was a greater concentration than had occurred in 
the Byrne lots to the north of Pietermaritzburg where some gmalgamation 
had occurred and now only 11 holdings were less than 600 acres, in 
spite of the general reduction of holding size around Pietermaritzburg 
noted elsewhere. There now existed a belt of smaller farms, under 
2000 acres from Pietermaritzburg along the main road to the border 
..... 
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of Umvoti County. This process of subdivision was particularly 
noticeable along the lines of communication. In the more remote 
areas farm sizes remained static. 
In the newly occupied areas, however, sizes were highly variable 
ranging from the 50-acre selection to nearly 16,000 acres of grazing 
land accumulated by one individual to the south of the Umkomaas. 
The speculator had not penetrated into the newly opened up lands, 
largely on account of the high irtitial purchase price. The area to 
the south of the Umkomaas was now more active economically as a result 
of the purchases. The N,'lt!ll Land Company which h~d held extensive 
are!ts around Ixopo ~1as liquidated in 1880 and all of its L'lnd was 
purch.~sed by priv.!lte individutlls. The Natal L!lnd and Colonization 
Company still possessed 45,000 acres to the sout~ of the Umkomaas 
but this was now dW.1rfed by the holdings of private persons. Most 
of these were sma.11 selections in the remote areas .'lnd blrge farms 
closer to the pre-existing settled areas. 
The comparatively small expansion to the alienated area of the 
County between 1870 a.nd 1880 was due to the dispersal of much of the 
speculators' lands. Approximately 225,000 acres was disposed of 
producing a much closer settlement pattern. This land was superior 
to the Government's. By 1870 there had been no available government 
land within 25 miles of the centre of Pietermaritzburg, which 
discouraged settlement. The prosperity of the 1870's had raised 
l:md prices to such an extent that specuL~tors were willing to take 
cuts in their profits rnther th:m wait for more. Most charged 
reasonable prices rehted to those lilling in gener,a1 sales (Table 72), 
although the largest landowner, the Natal Land and Colonization 
Company, demanded higher prices. 
TABLE 72 
LAND PRICES IN PIETERMARITZBURG COUNTY, 1880 
V.'llue No. ot Sales Acreage 
2s. to 3s.11d. 1 3,164 
40. to 9s.lld. 31 49,087 
lOs.to 19s lId. 41 42,589 
£1 to £5 56 15,195 
Over £5 10 758 
Total 139 110,793 
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L~nd prices had risen ~ppreciably. A total of 97 per cent of 
the 3rea sold was ~prices above the Government minimum and more than 
half fetched prices in excess of lOs. The low prices were mostly 
for properties remote from the main centres where prices were 
frequently as low as 5s. However, through most of the County general 
vnlues were much higher and lOs. .'lppe.'lrs to h,!lve been an average 
price for undeveloped rural Innd. Developed land was sold for much 
more. In this way the new Government price represented a level to 
which land vnlues had risen and which it could expect to obtain in 
sales. Prices of land south of the Umkomaas were still lower than 
average but two large s~les close to the margin of settlement reached 
more than lOs. an acre. High prices were to be found around 
Pietermaritzburg where land even outside the settlement schemes was 
worth over £1. per a~re and in the area of subdivision to the east of 
York where prices were similarly over £1. per acre. This general 
prosperity was such as to mark the real turning pOint in the problem 
of absentee landowners in the county as h,!ls been noted and showed 
that the county was largely being used for agricultural purposes 
which W!lS not the case ten years before. 
4.4.6. Victoria County 
In Victoria County there had also been a marked consolidation 
within the alienated area rather thnn major advances in settlement. 
Between 1870 and 1880 only 6,000 acres was added to the county. 
However Victor!.!! County was for from stagnant in that period. The 
Government's resumption of holdings was continued and as a result 
this more than offset the number of subdivisions which occurred. 
Consequently the number of holdings fell from 567 to 513 in the 
European owned area which now amounted to 338,494 acres (Table 73) 
A comparison with farm sizes in 1870 shows that the total 
number of farms within the settlement areas dropped abruptly while 
the number outside increased by 3. As a result the average size of 
holdings within the County increased. This was due to the granting 
of new lands in the north of the County where farm sizes would 
naturally be larger and the continued subdivision of holdings in the 
south giving rise to areas where holding sizes dropped to below 6 
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acres and therefore outside the scope of this study. 
TABLE 73 
. FARM SIZES IN VICTORIA COm~TY, 1880 
Settlememt Schemes Rem~inder of County Total 
Size No. Arell No. Area No. Area 
6 - 20 34 620 32 404 66 1,024 
21 - 50 50 2,068 25 862 75 2-,930 
51 - 100 43 3,463 31 2,677 74 6,140 
101 - 200 29 4,223 41 5,998 70 10,221 
201 - 300 6 1,435 33 8,936 39 10,371 
301 - 500 16 6,417 43 16,280 59 22,697 
501 - 700 3 1,894 30 18,013 33 19,907 
701 - 1000 2 1,503 16 13,518 18 15,021 
1001 - 1500 3 3,283 31 39,170 34 42,453 
1501 - 2000 11 18,337 11 18,337 
2001 - 3000 15 36,045 15 36,045 
3001 - 5000 6 21,344 6 21,344 
5001 - 10000 10 63,167 10 63,167 
Over 10000 3 68,837 3 68,837 
Tot.'l1 186 24,906 327 313 ,588 513 338,494 
The settlement schemes underwent ~ m~jor transformation with the 
number of farms falling from 243 to 186. The Cotton Lands Estate, 
~1hich .:tccounted for two-thirds of the area of the estates, witnessed 
a dramatic fall in the number of hoidings from 132 to 101 in 10 yenrs. 
These amounted to 16,257 Ilcres. In addition the Government ' still 
held 829 acres in its hllnds while the ~rea controlled by missions, 
Natives and for the first time Indillns, hlld risen to 1,028 acres. 
There had been quite extensive am.:tlgnmlltion on the estate so th~t of 
the 101 owners only 64 held their land in single lots .:tnd the 
rem~ining 37 in mUltiples. One farmp.r had acquired 13 lots, which 
still only amounted to 1,023 acres. There were 10 holdings which 
were amalgamations of 4 or more lots. Unlike the period before 
. 1870, there had been no marked decrease in the number of small lots, 
under 50 Ilcres. All sizes of single lots showed declines IlS the 
process of ::unn1gnmation got under W<:J.y. All the commonages had 
been disposed of Ilnd there rem.:tined only the extensive townlllnds, 
I, 
f~ 
I •. , 
pllrticl.lVl.r1y those of l10unt Moreland in the centre of the estate 
which could be used. The township itself had been virtually 
abandoned by 1880 in favour of Veru1am on the southern side of the 
Umhloti, Ilnd this was the new terminus of the railway. The estate 
was prosperous and land values had risen appreciably. A total of 
1011 acres was sold in 1880 in twelve lots. The lowest price was 
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19s. 6d. per acre and in general most prices were £2 and £3 per acre 
unless there were goo bui ldings on the lot, when much higher prices 
were reached. 
On Byrne's other two estates there had been a similar tendency 
towards amalgamation. On Lots 44-47 the number of holdings fell' 
from 20 to 15, and on Lot 31 from 33 to 21. On both these schemes 
there was no new land available and the Government had resumed land 
425 acres on Lots 44-47 and 230 acres on Lot 31. On these Lots similar 
prices were reached to those on the neighbouring ciottoJl Lands Estate. 
Only three transactions occurred, allover £4 per acre. Horewoods 
estate were different. The Government resumptions had not affected 
them with the result that there was an increase in the number of 
holdings, from 45 to 47, a reversai of the general trend. . The low 
turnover on Horewood's estate is characterised by the lack of transfers 
in the year and that only 8 out of 66 lots changed ownership in the 
previous decade. The isolation of thiS settlement scheme was still a 
grave disadvantage, especially as most of the land surrounding the 
estates was held by either speculators, land companies or large 
landowners. 
The zoning pattern in Victoria County remained pronounced in 1880. 
The process of subdivision close to Durban, in the Lots to the north of 
the Umgeni, remained intensive. As a result in some of them, 
particularly those close to the bridge from Durban, the size dropped 
to below 6 acres as new suburbs begain to spring up. Near the Umgeni 
prices for lots were high, with prices of £3 to £33 per acre paid 
during 1880. North of the small lots near the Umgeni the farms of 
Helkhoutekraal and Riet Rivier continued to be subdivided, although 
surprisingly few n~~ lots had been laid off. I-rost of the speculators 
within this zone had held their land more or less intact since 1870. 
The situation was therefore similar to 1870 in all except land prices 
which were nearly £1 an acre even in the interior near Inanda. 
In the area north of the Cotton Lands a greater amount of 
subdivision had taken place, although considerable areas were now in 
the hands of the Natal Land and Colonization Company as the successor . -
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to most of the previous companies. To the north lay a vast expanse 
of land, most of it owned by this company, after buying the Cotton 
Plantation Company. This land stretched for 14 miles from north-east 
to south-west. In this zone 5 of the 8 farms in the County exceeding 
6000 acres occurred, resulting in a dead waste area across which 'it was 
necessary to travel to reach Stanger and other developed areas. 
Around Stanger there had been some amalgamation. One farmer had 
purchased Six of the quit rent farms, others had purchased 2 or 3 to 
provide larger holdings. l10st of the farms, however, were still 
closely related 1n size to the original grants. To the north-east of 
Stanger eleven of the 1857 Quit Rent grants had been resumed and 
several of the remaining ones were in the hands of speculators, while 
the three Voortrekker farms remained in the hands of the Natal Bank and 
the Natal Land and Colonization Company. Some expansion had occurred on 
the margins of the county adjacent to the Umvoti Location or in the 
Tugela Valley, where grants were larger (1500 - 3000 acres), essentially 
for cattle rather than crop production. Land prices throughout the 
area to the north of Tongaat were low compared with the rest of the 
county with few transactions above lOs. per acre and most considerably 
less. 
The area in the hands of the produce companies increased, if the 
old Cotton Plantation Company is not placed in this category. The 
Natal Coffee Company was wound up leaving essentially sugar plantation 
companies in operation in the County. These owned 10,532 acres. 
All but one of these were close to Durban, within six miles of the 
Umgeni. 
The area in the hands of speculators and land companies fell 
during the decade. The dominance of the Natal Land and Colonization 
Company was marked. This Company increased its holdings from 41,532 
acres to 77,615 acres in 10 years. The Natal Bank in addition 
possessed 8056 acres and a further 44,672 acres remained in the hands 
of private speculators. The decrease in total speculative holdings . 
was due in part to land sales as the result of the highest prices 
obtainable. Once again private speculators reduced the proportion of 
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speculative land they held emphasising the tendency they had to sell 
before the Land Companies. In all only 33.5 per' cent of the County 
was now held by speculators;~ 
Land prices, as already noted, showed a considerable increase 
, 
(Table 74). As a result of the general prosperity, all but one sale was 
at a level above the minimum Government price, and nearly half exceeded 
the new lOs. mark. Land prices were dependent to a large extent upon 
the state of improvements. Land values include the cost of permanent 
buildings upon them but excluding the removable items such as standing 
crops or machinery, where mills had been erected. Hovable property 
was not included for duty purposes and as a result it was usually 
excluded from the Deed of Cession. Rarely though were the vaiues of 
the inunovable items, land and buildings distinguished, but as an 
example a quotation from Deed of Transfer No. 1119/1880 19 Uitiminating. 
Part of an Umgeni Lot totalling l3~ acres was sold for £1850. This 




The price of the land was thus £3.lOs. an acre, but with 
buildings it was £33 per acre which was taken for duty purposes and 
is the price involved in the calculation on land prices in this thesis. 
TABLE 74 
UU{D VALUES IN VICTORIA COUNTY, 1880 
Value No. of acres Acreage 
2s. to 39. lld. 1 672 
4s. to 9s. lld. 6 6,369 
lOs. to 19s.11d. 5 2,632 
£1 to £5 19 3;189 
Over £5 11 514 
Total 42 13,376 
4.4.7. Durban County 
In Durban County there was a slight incrense in the number of 
holdings, in spite of a reduction in area as a result of the 
encroachment of Durban and Pinetown upon surrounding lands. No new 
land was alienated in the period, as Durban County had effectively 
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filled out its borders by 1870. There was an appreciable increase in 
the number of small lots and the presence of one more holding of over 
10,000 acres (Table 75). 
TABLE 75 
FARM SIZES In DURBAN COilllTY, 1380 
Size 
6 - 20 
21 - 50 
51 - 100 
101 - 200 
201 - 300 
301 - 500 
501 - 700 
701 - 1000 
1001 - 2000 
2001 - 3000 


































The grip of the speculators upon the County had relaxed during 
the decade. Only 43.7 per cent remained in the hands of larid 
companies and speculators by 1380 compared with 57.2 per cent in 1870. 
This development was to a large extent due to the sale of small lots 
close to Durban, and the disposal of large lots in the interior of the 
County. 
Adjacent to Durban, Cato had managed to sell all but 397 acres of 
the Brickfield Farm l-Thich l-TaS predominantly semi-urban in character in 
1880. Between 1871 and 1880 he sold 85 lots, only 30 of which 
exceeded 6 acres. This placed an extra 941 acres on the market. 
At Cato Hanor a further 611 acres had been sold in lots, only 9 of 
which exceeded 6 acres by 1880. In the areas closest to the main 
road subdivisions of older lots continued. Thus only 1 of the lots 
laid off before 1860 still exceeded 6 acres but a further three divided 
between 1860 and 1870 did so. Cato Hanor still constituted 4869 
acres of valuable land which a'tlaited the enlargement of Durban. 
Prices at Brickfield and Cato Hanor in 1880 were £5 per acre or more. 
At Wandsbeck and New Germany no new land had been sold since 
1870, althougIl a certain amount of subdivision had taken place and 
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land prices had risen appreciably to over £2 per acre. Around . 
Pinetown, some further subdivision h.~d occurred but mostly on a small 
scale except to the south of Pineto~m where several mnall lots had 
been sold. Land Prices again even for large lots exceeded £2.l0s. 
per acre. 
One of the main areas of subdivision was to the south of the 
County on a block of fa~s from Bellair to Pinetown. Host of this 
land had been acquired by the Natal Land and Colonization Company, 
which possessed over 11,000 acres. The process of subdivision had 
begun before the Company bought the land. These estates were laid 
out in lots of varying size, from 8 to 202 acres. The prices charged 
on these estates ranged from £5 to £8 per acre. Some measure of the 
degree of prosperity was the ability of the Company to raise prices for 
land in May 1880 by 20 per cent and still attract purchasers. The 
provision of credit facilities over 4 to 15 years undoubtedly enabled 
the Company to dispose of their better lands along the Umbilo River 
quite rapidly. This encouraging development was to lead to the 
subdivision of all the Comapny's Durban lands in the next 5 years. 
In other parts of the County there was some transfer of land but 
comparatively little subdivision or amalgamation. 
There was, however, a high turnover of land largely as a result 
of some speculators taking their profits. As a result 23 per cent 
of the alienated area of the County was sold, including some 
substantial areas in the interior where prices of lOs. an acre and 
less were recorded. The transactions involving large areas were 
mostly bet'Vleen l1s. and 258. per acre and the smaller ones higher 
values. The value of 49 of the 73 properties transferred was more 
than £5 an acre, and 26 were worth more than £10 an acre. Land prices 
had reached a ~ate in Durban l-1here the limited area available was 
) 
, , 
being appreciate~' so that even the Natal Land and Colonization Company 
was willing to pu~~hase land at £1 an acre where the chances of profit 
were considerable. 
4.4.8. Alexandra County 
In Alexandra County there had been an increase of 16,000 acres 
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in the alienated area. This resulted in 107,922 acres being in 
private European ownership in 111 holdings (Table 76). Host of the 
increase was the result of new selections in the western part of the 
County. Some of them were at a considerable distance from older 
farms and name evidence suggests that those on the western boundary with 
Pietermaritzburg County were probably approached from that County. 
The belt of continuous settlement still reached no further south than 
the Umtwalumi River with a couple of isolated coastal settlements to 
the south in addition to the inland ones. As a result most of the 
County remained unoccupied except for the Native Locations, Mission 
Reserves and Natives squatting on unalienated Crown Lands. 
TABLE 76 
FARH SIZES IN ALEXANDRA COUNTY, 1880 
Size 
6 - 20 
21 - 50 
51 - 100 
101 - 200 
201 - 300 
301 - 500 
501 - 700 
701 - 1000 
1001 - 2000 
2001 - 3000 
3001 - 5000 
Over 5,000 
Total 


























The largest size group remained those associated with the 1857 
Quit Rent regulation grants. A certain amount of subdivision had 
occurred but this had been slight. It is noticeable that most of the 
new agricultural selections were of the order 51 - 150 aCI:es rather 
than the smaller Ones present in other counties. Some were larger on 
the margins of the county and it would appear that pastoral activities 
l>lere entering the county from P: etermaritzburg, judging from 'name 
evidence ,as ma\"\~ names "-lCi'"e. \-hi?. ~ame. en both si~es. c{ ~"e. boo"d.a.r~. 
The main difference when comparison is made with 1870 is the 
drop in the area held by speculators largely. This was partly due to 
the revival of the Umzinto Sugar Company by Reynolds Brothers and to a 
nl~==~======~==~I~========~--------
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general increase in property prices and sugar production. The 
proportion held by speculators dropped from 43 per cent to 27 per cent 
of the alienated county. The three largest holders of speculative 
land were the Natal Land and Colonization Company with 12,677 acres, 
the Natal Bank with 8,033 acres and Natal Plantations 1358 acres.-
This land stretched in an almost continuous belt from the Umkomaas to 
the Umtwalumi. 
Land prices in the County were ina11 but one case above the 4s. 
Government price while 55 per cent of the land sold went for more than 
lOs. per acre. This "18S little improvement on the previous decade, 
and reflected the still inadequ,ate communications with the market at 
Durban. 
4.4.9. Alfred County 
Alfred County had shown some slight development but there were 
still only 25 holdings amounting to 11,371 acres. 
were under 150 acres, mostly in small selections. 
Of the 25, sixteen 
Two of the 
selections tended to be grouped, but the majority were isolated and 
stretched across the length of 50 miles of the County. The area must 
have suffered from the comparatively poor land regulations of Natal 
compared with those of the Cape in east Griqualand. The lack of 
settlers was undoubtedly disturbing to the Government and this county 
where the best land had only been touched was the ideal area for major 
settlement schemes. Land prices in the County were erratic owing to 
the small number of transfers, ranging from 4s. to over f5an acre. 
HOvlever most of the land was sold at between the old and new 
Government prices. 
4.4.10. Non European and Church Lands 
A number of major changes in structure of ownership occurred in 
Natal in the period from 1870 to 1880. The first of these was the 
increase in the area owned by CTlurches and non-Europeans. For the 
























The area held by churches and Nati~es amounted to 128,641 acres 
in 1880 of which 50,717 acres was in Klip River County. The area 
belonging to the missionary societies had not increased in the same 
proportion as Native purchases. The missionary societies had increased 
their area by purchase, particularly in Klip River, where an additional 
14,000 acres were purchased and in Umvoti with an extra 12,000 acres. 
In both these cases the land purchased was generally occupied by 
Natives and as such can be regarded as an extension of native lands. 
The Native purchases throughout the Colony, especially in the northern 
counties, where land prices were low, had been extensive, when the lack 
of private Native capital is considered. The lack of interest in the 
coastal counties is due in the main to the much higher prices which 
could not be met by Native purchasers. 
The presence of Indians owning land in 1880 needs some explanation. 
Only 193 acres in Victoria County on plots of the settlement schemes were 
registered as being in Indian hands. This, however, greatly under-
estimates the area which they actually occupied. The Indians had first 
come to Natal in 1860 as indentured labourers. Law 14 of 1859 allowed 
Indian labourers to commute their right to a free return passage to 
India for a piece of land equal in value to the passage money, The 
right to a piece of land was only gained after ten years residence in 
the Colony. The grants had been intended as an economy measure as 
Government land was free and the cost of the passage back to India was 
not and had to be borne by the Government. 
There was considerable delay in the implementation of this Law. 
The number of suitable areas for grants was small. Several small lots 
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were laid off in semi-urban areas in the coastal counties. The Indians 
e. 
tended to rent land rather than purchastng it and consequently most of 
their activities are not revealed in the Deeds Office records. The 
farms held by the speculators in Victoria County appear to have been 
the main areas for Indian squatting. 
4. 4. 11. Specdstors and land company land. 
The decade from 1871 to 1880 had been one of increasing prosperity, 
with the result that speculators and land companies sold much of their 
land. In 1880 only 18.4 per cent of the colony or 973,000 acres was in 
speculator's hands. This was the lowest proportion there had been since 
1840, and compared with 29.1 per cent ten years before. The main 
development in the ten years had been the decline of the area held by 
private speculators and the elimination of most of the land companies. 
(Table 78). 
TABLE 78 




Natal Land and Colonization Company 











There had been a decline in the area of .speculative land in all 
counties, which was particularly marked in Klip River County and least 
well marked in Durban. The Natal Land and Colonization Company registered 
gains in most counties as a result of its take over of the assets of other 
land companies. However, as a result of some prodding, it was actively 
disposing of land (Appendix II). 
4. 4. 12 Land values 
Land sales were at a higher level thau they had been in 1870 amounting 
to 9.2 per cent of the alien~ted area of the Colony compared with 6.4 
per cent in 1870 (Table 79). The sales were characterised by high pro-
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portions. in Durban and counties to the south. The uniformitY. of the 
four inland counties is striking, indicating that sales had settled down 
through much of Natal. The high proportion in Durban was due to the 
unloading of large quantities of land by speculators. 
TABLE 79 
LAND SALES, 1880 
County Area alienated Area transferred 
Klip River 1,711,783 167,144 
Weenen 980,588 88,671 
Umvoti 612,576 54,708 
Pietermaritzburg 1,409,,240 110,793 
Victoria 338,494 13 ,376 
Durban 121,197 28,995 
Alexandra 107,922 19,893 
Alfred 11,371 2,038 











Land prices showed a considerable .improvement (Table 80). Only 
14.9 per cent of the area sold went for less than 4s. an acre, while a 
further 47.9 per cent fetched prices between 48. and lOs. an acre. The 
remaining 37.2 per cent went for prices over las. an acre. The increase 
in the value of land prompted the Government to raise its minimum price. 
TABLE 80 
LAND VALUES 1880 
Value No. of Sales Area 
Is. to 11'1. Ud. 1 2,812 
2a. to 3a. 11d. 19 69,117 
4s. to 9s. 11d. 102 .232,683 
las. to 19s.11d. 94 149,440 
£1 to £5 114 29,411 
Over £5 72 2,155 
Total 402 485,618 
The state of rural Natal in 1880 was greatly improved over the positlon 
in 1870, at the height of the depression. Agricultural products were in 
demand and with increased Government participation and with a more realistic 
look at land alienation, the 1880's were to experience a major advance in 
land settlement. 
4.5. The situation in 1890 
4.5.1 . Introduction 
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The improved government land regulations introduced in 1880 and 
1889 had by the end of 1890 allowed a considerable increase in the 
* settled area of the Colony. The occupied area had increased from 
5.4 to 6.5 million acres. The area in European possession increased 
from 5.3 to 6.2 million acres in the same time. 
into 3505 holdings, (Table 81 Fig. 48). 
This area was divided 
TABLE 81 
AREAS IN PRIVATE OWNERSHIP, 1890 
County No. of farms Area Average size Median size 
Klip River 613 1,978,797 3228 2200 
WeeneD. 357 1,142,388 3200 2400 
Umvoti 230 626,464 2724 2100 
Pietermaritzburg 1,199 1,742,533 1453 800 
Victoria 510 337,439 662 180 
Durban 280 114,047 407 60 
Alexandra 144 142,667 991 500 
Alfred 172 96,942 564 370 
Natal 3,505 6,181,271 1762 720 
the table probably excludes a further 300,000 acres in Klip River 
County held on lease, for which the records have been lost. The 
advance of settlement was therefore very rapid compared with the previous 
decade. The increase in the area of land under some form of alienation 
from the Crown increased by nearly 20 per cent in the decade compared 
with only 7 per cent in the previous decade (1871 - 1880). The increase 
in area and number of holdings was considerable throughout the country 
with the exception of Durban and Victoria Counties where there was a 
decline in the area of European holdings and an absence of extensive new 
alienations. Although the number of sma11ho1dings (6 - 100 acres) 
increased, it increased only slightly and the major increases were 
registered in farms of the size 1001 to 5000 acres, although the new 
grants were usually much less than this. 
The year 1890 experienced a slight economic recession but it had 
little effect upon the agricultural community of Natal which remained 
fairly prosperous. Farm prices continued to rise to new levels ~lith 
77.8 per cent of the area sold fetching more than lOs. an acre. 
* In the discussion of the years following 1880 large areas were 
occupied or normally occupied, which were either leased for grazing 
purposes by the Government, or were in the process of alienation. 
Actual alienations in the period from 1881 to 1890 were very low, 
amounting to only 70,701 acres. For ease of reference, use is made 
of the occupied area, although it must be remembered that even in 
1890, over three-quarters of a million acres probably were not occupied, 
but only in the hands of Europeans. 
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The main qre,s of colonization ~rere in Klip River County, involving 
'! filling in of the ~re9 bet~reen the 1868-69 regulation selections, and 
in Pietermqritzburg and vJeenen Counties ~7here extensive trllcts tow~rds 
the foothills of the Dr~kensberg were t~ken. Lesser areqs were tqken in 
Alexgndr~ ~nd Alfred Counties. In both c~sss the first attempts had 
been made to try ~nd open up the interior of these counties for the first 
tfme. 
4.5.]. K\ip River County. 
The Klip River County again experienced very active colonization j.n 
the period. The area shown in Tables 81 and 82 however does not reflect 
the true state of affairs in the area around Newcastle owing to the ex-
clusion of many leasehold properties. These were in some cases vacant 
by 1890 owing to failure to pay the rent . However, the general increase 
in the number of holdings, almost 200, is particularly noticeable. Part 
of the increase was due to the subdivision of existing farms and part to 
expansion (Table 82). , 
TABLE 82 
FARH SIZES IN KLIP RIVER COUNTY 1890 
Size No. Are'a 
6 ·50 10 229 
50 - 100 14 1,266 
101 - 200 29 4~388 
201 .. 500 40 14,400 
501 - 1000 70 53,895 
' 1001 2000 131 194,717 
2001 .. 3000 78 . 199,085 
3001 - 4000 91 314,215 
4001 - 5000 42 183,633 
5001 - 6000 14 77,361 
6001 - 7000 15 95,685 
7001 - 8000 25 -189,566 
8001 - 19,000 25 206,798 
Over 10,000 29 443,559 
Total 613 1,978,797 
Within the southern part of the .County there had been an infilling 
of nearly all the areas which has been left vacant between the Voortrekker 
and 1857 Quit Rent grants. Most of these areas were wedge-shaped and 
in most cases they were purchased by a neighbouring farmer. In 
addition leases extended up to the Orange Free State boundary and a 
considerable extra acreage 'i1aS used through the grazing leases. 
Otherwise there were few leases in the southern part of the County. In 
the northern part of the County there had been little expansion beyond 
leasehold property as most of the land was either pastoral or coal-
bearing. It would appear that at one stage or another most of the 
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land to the north of the Biggarsberg was occupied on grazing leases. 
Some of these had terminated by 1890 and the generally unsatisfactory 
nature of the tenancy had led to some abandonment of land as teIlImts 
had hoped to convert their leases into freehold. The leased areas 
ranged from 500 to 5000 acres, at rents from Id. to 4d. per ac~~ 
according to quality. The leases included land which had for a long 
time been the home of native squatters who in consequence rented it to 
prevent dispossession. 
The distinction between the north and the south of the County was 
still marked as 27 of the farms over 10,000 acres occurred in the 
south and only 2 in the north. A detailed breakdown would not be 
rewarding due to the lack of information. The persistence of the 
large farm unit in Klip River is noticeable. Almost half the farms 
over 7000 acres in the Colony were situated in Klip River (79 out of 
168) and most of them in the southern part of the County where the 
Voortrekker Grants were laid out. However the number of very large 
farms over 25,000 acres had dropped to only two compared with four ten 
years before. The number of medium sized farms 501 to 4000 acres 
had increased appreciably through subdivision and the areas of new 
grants. The areas of subdivision appeared particularly to the west of 
Ladysmith while the area to the east remained in several large holdings. 
Several owners in this area possessed more than one contiguous farm 
and these added together gave considerable acreages. Two more 
farmers possessed over 25,000 if their farms were taken together. 
However the process of subdivision was proceeding rapidly, 
especially in the two Natal Land and Colonization Company estates 
near Ladysmith. At Danse Kraal 85 lots on 2000 acres were surveyed 
in 1882. A price of £3.l0s. to £4 per acre was charged and there 
were comparatively few lots sold. Only 8 owners were on the site. 
At Roos Boom larger lots had been laid off and sales had occurred in 
the early 1880's, leaving 4082 acres in the Company's hands in 1890 • . 
Sales had been at lIs. or more per acre, and other areas had been 
leased. 




the first of such purch~ses and indicated the growing interest in 
coal with the northl~~rd advance of the railway, which reached Dundee 
in 1890. The purchase of l~nd by the collieries solved many problems 
as in most cases mineral rights were vested in the ol'mers, and leasing 
either the rights or the land was not considered to be a satisfactory 
long term policy. At first the Government tried to retain the coal 
bearing lands of northern Natal but the large scale development of 
coal mining in the area, persuaded the Government to sell the land 
and allow the mining companies to purchase it. 
The County had benefited greatly from railway development. The 
railway reached Ladysmith in 1885 and Dundee and Newcastle in 1890. 
The long journey to Durban was now faster and consequently produce 
could be sent to the port more rapidly. The intended extension of 
the railway to the Transvaal was iikely to provide another market. 
As a result the price of land in the County rose appreciably in the 
years from 1881 to 1890. In 1890, 78,277 acres were sold and of this 
all was above 4s. per acre and 68.3 per cent was above lOs. per acre 
(Table 83). Most land was sold for prices between lOs. and £1. per 
acre. 
Prices below lOs. an acre were mostly in the Drakensberg on the 
Orange Free State border or in the Buffalo Valley, but there was far 
less variation than in previous years. There had been a general rise 
in price levels, which was most marked, in unused or marginal land. 
Only 4.4 per cent of the area actually granted was sold, which was the 
lowest turnover in any of the previously studied years. 
TABLE 83 
LAND PRICES IN KLIP RIVER COUNTY 1890 
Value No. of Sales Area 
4s. to 9s. Ud. 13 24,850 
lOs. to 19s. lld. 27 48,630 
20s. to 395. lld. 4 4,752 
£2 and over 3 45 
Total 47 78,277 
The speCUlative holdings had again declined until in 1890, private 




Company a further 70,317 acres and Banks 3,940 acres. This decline 
had virtually eliminated the private speculator, who nOl~ held only 
2.5 per cent of the area. The Natal Land and Colonization Company 
leased much of its land and was actively trying to sell it, although 
the prices asked were higher than those generally paid in the CQunty. 
There had been no speculative penetration of the new areas, as profits 
were likely to be extremely low, when the initial cost of the land was 
so high. 
The holdings in Native and church hands increased appreciably in 
the decade. Natives possessed 83,482 acres in 1890, an increase of 
130 per cent on the 1880 figure, while the missionary holdings increased 
to 23,908 acres. These holdings appear in several marked localities. 
Three Native areas of over 20,000 acres had been acquired in the area 
to the west of Washbank, the new leased area east of Newcastle and on 
a block of f~rms 12 miles north of Ladysmith. Several smaller areas 
occurred scattered about the county, mostly on quit rent land or 
leased land. The mission stations appeared in the Buffalo Valley 
close to the Klip River Location, adjacent to the Washbank Native area 
and to the west of Newcastle. Other smaller ones occurred ac(!ording to 
local needs. Even though there had been this considerable increase 
only 5 per cent of the occupied land was in church or Native hands. 
4.5.3. Weenen County 
The occupied area of Weenen County was extended by approximately 
160,000 acres between 1880 and 1890. Host of this expansion took 
place in the area adjacent to the Drakensberg. In places the 
Drakensberg were reached and holdings were claimed within five miles 
of the Basuto line. Most of these new holdings were purchased on the 
10 or 20 year credit system in lots of approximately 2000 acres, which 
is well marked in Table 84. In addition the first stage of the 
Weenen Irrigation lands schemenad been occupied, providing sma1l 50 
acre lots for intensive agriculture. 
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TABLE 84 
FARM SIZES IN WEENEN COUNTY, 1890 
Size No. of holdings Area 
6 - 50 13 568 
51 - 100 3 179 
101 - 200 6 1,013 
201 - 500 11 4,605 
501 - 1000 23 18,199 
1001 - 2000 77 118,931 
2001 - 3000 74 189,759 
3001 - 4000 46 147,289 
4001 - 5000 28 123,118 
5001 - 6000 17 94,363 
6001 - 7000 35 218,836 
7001 8000 9 67,764 
8001 - 10000 8 70,148 
Over 10,000 7 87,616 
Total 357 1,142,388 
The extension of settlement was the most noticeable feature of the 
1880's. Farms were laid off behind the Drakensberg Locations Nos. land 
2. The occupied areawas by no means contirltious and areas remained 
botwo~n' farms. These areas were frequently the watersheds which rose 
several hundred to a thousand feet above the rivers in this area close to 
the Drakensberg, Although many of the new grants were of the order of 
1500-2000 acres, several were amalgamated to produce a number of holdings 
of over 4000 acres. The smallho1dings were mostly the lands taken out by 
selectors in the period between 1869 and 1880, which had not had a 
reserve placed around them. The major extension within the area had 
taken place under the 1880 ten year credit facilities whereby land was 
being sold for what would be a rent on other lands - Is. an acre per 
annum (1880-1889) and 6d. an acre per annum after 1889. 
In that part of the County settled first there had been a 
noticeable break up of the larger holdings. The n~mber over 10,000 
acres dropped from 12 to 7 in ten years due to divided inheritances and 
, sales by the speculators and land companies, thereby breaking up their 
holdings. The area held by the Natal Land and Colonization Company 
sold one third of its holdings in the County in the decade. The 
process of subdivision had proceeded to the extent of reducing several 
of the Voortrekker grants to lots of between 2000 and 4000 acres. 
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Only in a few areas had division occurred to below this level. 
In the County in the 1880's two settlement schemes had been 
contemplated, one by the Government at Weenen and the other by the Natal 
Land and Colonization Company at Frere. At Weenen a portion of the 
town1ands was resumed and 709 acres was divided up into lots 'of . 
predominantly 50 acres each. A total of 12 lots was occupied at the 
end of 1890, the first farmers having arrived in 1886. The scheme was' 
only of limited success, although in the 1891 report of the Land and 
Immigration Board it was stated that the settlement had broken even with 
land at £2 per acre. The scheme had originally been put forward in 
1876 when a much larger area, 5000 acres was considered for irrigation 
settlement from a high level furrow. However this had been abandoned 
in 1884 in favour of a low level furrow for 17 lots. Weenen had 
stagnated after the early 1860's, and the irrigation settlement would, 
it was hoped, revive the area around the town. 
The other scheme at Frere was more gmbitious. The farm Plessis 
Laager was divided into a Township with 137 town lots, 82 suburban lots 
and 40 rural lots together with commonage, outspan and urban expansion 
area (Table 85 and Fig.49). 
TABLE 85 
LAYOUT OF FRERE ESTATE 1884 
No. of Lots 
Township· 137 
Township expansion 
Suburban lots 82 
Rural lots 40 
Commonage 
Outspan 
Roads, streets, rai1wnys, etc. 
Total 










The price demanded for suburban 
lots varied from 35s. to £4 an acre according to quality, while with 
four exceptions the price range for the rural lots was similar. 
Several lots were purchased in the years 1885 and 1886, but all but one 


















. Plan of Frere Estate 1884. 
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The township failed to attract settlers with the result that in 1890 
only 7 plots had been sold. The Company which had invested some 
money in the estate in survey and administrative costs thus found it 
unprofitable, largely because small suburban lots in the centre of 
Weenen County could not be an economic agricultural unit. The average 
size of a suburban lot was only 15 acres, and that of a rural lot 75 
acres, which when compared with the surrounding areas, was clearly 
unrealistic, except with irrigation which could not be provided. Even 
at Weenen the GOvernment had not .. been able .. todispose of all the lots on 
the settlement scheme, at £2. per acre and with irrigation waters. 
The unfavourable reception of the Frere scheme undoubtedly pointed to the 
poor state of the County and dampened the enthusiasm felt in the 1880's 
for indiscriminate settlement schemes in favourable and unfavourable areas 
and no further schemes were contemplated until the twentieth century. 
The prices of property were in addition not 1n :favour of settlement 
schemes. Although 27.4 per cent of land sold went for prices between 4s. 
and lOs. an acre, over half was sold for lOs. to 19s.1ld. per acre. 
Only one house lot of 8 acres was sold for more than £2. This indicated 
that rural, untmproved prices of 35s. to 80s. an acre were highly 
unrealistic on the part of the Natal Land and Colonization Company, and 
accounts for the resumption of over 500 acres of land sold at Frere. 
4.5.4. Umvoti County 
In Umvoti County a slight expansion of the occupied area occurred, 
largely as a result of the filling in of the gaps between previous grants 
and an expansion towards the edges of the Umvoti and Tugela Locations. 
In these areas the farms tended to encroach upon poorer and more broken 
land at the junction of the interior tablelands and the highly dissected 
land of the Locations. Thus only a further 16,000 acres passed from 
the Government's hands. A total of 626,464 acres was thus in European 
hands, divided into 230 holdings (Table 86). 
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TABLE 86 
FARM SIZES IN UMVOTI COUNTY 1890 
Size No. of holdings Area 
6 - 100 6 253 
101 - 250 13 2,138 
251 - 500 14 5,129 
501 - 1000 20 15,700 
1001 - 2000 56 82,197 
2001 - 3000 51 128,328 
3001 - 4000 27 89,995 
4001 - 5000 10 45,266 
5001 - 6000 3 17,268 
6001 - 7000 14 88,959 
Over 7,000 16 151,231 
Total 230 626,464 
The County experienced a general decline in the size of holding as 
a result of subdivision. This was particularly noticeable close to 
Grey town and on twO other farms where inheritan'ce led to partition. 
However the degree of subdivision was low compared with ather counties. 
None of the estates of over 10,000 acres were affected, but the number 
over 6,000 acres declined from 34 to 30. This was a small decline, and 
such changes as opposed to the small scale expansion were slight. 
The areas held by speculators declined. The holdings of the Natal 
Land and Colonization Company fell by 36 per cent to 27,222 acres. 
The Natal Bank retained one farm of 5652 acres and private speculators 
held a further 18,294 acres. Thus only 8 per cent was speculatively 
held in ,1890. The era of speculation had passed. The areas held by 
the missionary societies increased slightly as a result of purchases on 
the edges of the Locations but Native holdings remained static. , 
Land prices showed some increase but this was lower than in most 
of the other counties, largely on account of the very high prices 
obtained in 1880. Only 18.8 per cent of the land sold obtained prices 
of £1 or over compared with 71.5 per cent ten years before. The 
degree of activity had been reduced largely as a result of the 
development of other areas such as the K1ip River County which were 
connected to the port at Durban by railway. Umvoti now was away from 





agricultural area engaged in sheep raising. 
4.5.5. Pietermaritzburg County 
Pietermaritzburg County experienced a period of rapid development 
in the 1880's as a result of the availability of large acreages in the 
area to the west of Ixopo and Fort Nottingham. Within this area a 
considerable number of new farms were taken by European and Native 
purchasers. In 1890 there were 1199 European holdings covering 
1,742,533 acres in the County (Table 87). 
TABLE 87 
FARM SIZES IN PIETERMARITZBURG COUNTY 1890 
Size No. Area 
6 ~ 20 100 1,780 
21 - 50 110 4,508 
51 100 94 7,300 
101 200 101 15,735 
201 300 71 17,732 
301 - 500 101 41,123 
501 - 700 82 47,985 
701 - 1000 88 76,944 
1001 - 2000 169 240,678 
2001 - 3000 104 250,141 
3001 4000 66 222,296 
4001 - 5000 27 118,751 
5001 - 6000 28 142,189 
6001 - 7000 24 150,457 
7001 - 8000 5 38,200 
8001 - 10000 12 107,030 
Over 10,000 17 259,684 
Total 1199 1,742,533 
The contr~st between the settlement schemes and the remainder of 
the County was further reduced. The number of lots in the settlement .. 
schemes was reduced from 369 to 320 if the area ~orth of Pietermaritzburg 
l 
is c~cclt.tded. The nuwlber of sr".'!11 lots on the scttler:lent sc"i.1.emes again 
declined. This was particularly noticeable on the Byrne schemes, 
although there were no Governmer.t resump1:ions in the period (Table 88). 
- 260 -
TABLE 88 
FARM SIZESON THE BYRNE ESTATES 1890 
Size Vna1kop & Dunbar Beaulieu Harmony Little Slang 
(acres) Dadelfontein Harmony Spruit 
20 12 5 27 10 1 4 
40 4 6 12 6 5 6 
50 5 1 . 7 4 1 
50 & under 22 12 51 21 7 18 
55 - 100 10 4 17 9 2 8 
Over 100 13 13 20 11 4 7 
Total 45 29 88 41 13 33 
On the Vaalkop and Dadelfontein Estate some of the land which had 
reverted to the Crown was issued again under 10 and 20 year payments. 
Most of these lots were issued to existing farmers on the estate to in-
crease their holdings. The grants took the form of consolidations in 
places, including one of 364 acres. The general process of amalgamation 
was such that the average size of holding on the estate was now over 
200 acres~ although 10 holdings were of only 20 acres. The number of 
holdings over 200 acres increased from 8 to 10 through amalgamations. 
The price of land on the estate remained static compared with 10 years 
before. It would appear that none of the improved lots appeared on the 
market as prices ranged from lOs. to 18s. an acre in 5 sales. (1749 acres) 
The Government sold most of the land it had resumed on the Dunbar 
Estate. The newly sold portion was disposed of to existing landowners to 
augment the size of their holdings. Most cases were not spectacular 
being amalgamations of 2 to 7 lots. However this does illustrate the 
changes in Government thought between 1850 and 1880. The Government 
had realised that these areas were most unsuitable for small scale 
settlements. 
On the Beaulieu Estate the Government disposed of 675 acres in 
lots to existing farmers, 330 acres of which w to one farmer. As a 
result only 750.acres remained in Government hands in 1890 • . The degree 
of amalgamation was less on the Beaulieu Estate than it was on others in 
the County, with a decrease of only 4 in the number of holdings. 
On the Harmony Estate 1858 acres of Crown Land was released to 
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private farmers to augment their holdings. This was the first land to 
pass from the Byrne Trustees and the Crown since the early 1850's. 
One of the sales involved 26 lots totalling 1030 acres to one farmer. 
This was largely the result of the increase in land prices on the 
estate. The two sales in 1890 registered l4s. and 2ls. per acre, 
making the Government prices reasonably attractive. On the Little 
Harmony Estate 980 acres of Crown Land was sold in the 1880's, 
including the 140 acres set aside for the village of Byrne. As a 
result nearly the whole of the estate was in private hands. 
Two of the features of these four estates in southern Pietermaritz-
burg County were the purchase of land by neighbouring farmers and the 
appearance of certain owners on more than one estate. The neighbouring 
farmers especially on the Dunbar Estate had succeeded in purchasing 
4071 acres, which amounted to nearly half the estate which was in 
Private hands. The equivalent figures for the other estates were 2201 
acres on the Beaulieu, 1185 acres on Harmony and 1301 acres on the 
Little Harmony. Most of these purchases were contiguous to the 
holdings outside the estates, although in two cases the holdings were 
indiscriminatly located. The owners of lots in some cases purchased 
land on more than one estate. One person owned land on three estates 
and four on two estates. Most of the overlap occurred between the 
Beaulieu and Harmony Estates which were contiguous. 
The two estates adjacent to Pietermaritzburg showed fairly static 
conditions so far as the pattern of ownership was concerned. On the 
Slang Spruit Estate the number of holdings fell from 39 to 32 and at 
New England from 23 to 19. This was entirely the result of purchases by 
two landowners on the two estates, resulting in some larger holdings 
than before. The largest holding at Slang Spruit was now 465 acres 
and at New England 362 acres. The continued tendency to amalgamate 
lots is surprising in view of co~tinued subdivision on the western side 
of Pietermaritzburg, and to the continued division of the Townlands. 
By 1890 the Townlands had been divided almost to the limit of first class 
land for ~illall holdings. However land prices on the two estates were 
high. At Slang Spruit two lots covering 250 acres were sold at £3 an 
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acre, while on the New England Estate two lots of 60 Acres were sold at 
50s. an acre each. 
The remaining settlement in the County dating from 1850 also 
showed some improvement. The Lidgetton Estate had been enlarged with 
the sale of an additional twelve lots in the course of the 1886's. 
Most of these lots had been sold in blocks so that the number of land-
owners on the estate increased by only 5 to 21. The larger units 
reflected a growth in the praperity of Lidgetton. Land values more 
than doubled in the ten year period. Two lots were sold covering 60 
acres at 25s. and 40s. an acre. At York there was a decrease of 6 in 
the number of farms. As a result only one holding was below 30 acres. 
Farmers on the edge of the settlement however had purchased several 
as 
lots on the west and ~he scheme"a separate entity was becoming blurred. 
In the course of 1890, three properties on the estate were sold totalling 
950 acres at prices from 7s. to 278. per acre according to position and 
development. This did not represent an improvement on 1880 values, 
In the Karkloof the amalgamation of holdings proceeded rapidly with 
the number reduced by five and the purchase of one substantial holding 
by a neighbouring farmer. Host of the' amalgamation had the effect of 
increasing' the size of the larger ones, rather than a general increase, 
As there was no resumption of holdings on this estate it is difficult to 
determine whether it suffered from the same fate of abandonment as 
occurred on some of the Byrne estates. It does, however, seem likely 
and as a result the simplification of the ownership pattern represents 
a long task of finding the owners and purchasing lots. 
The settlement schemes of the 1850's had achieved a measure of 
prosperity by 1890 but there was no equilibrium in the size of holdings. 
The plot sizes were too small and purchases and ,amalgamations had even 
in 40 years been unable to produce really viable units. The late 1870's 
and early 1880's saw the development of another group of settlements to 
provide for a new influx of settlers. The schemes ranged from the 
Government scheme at Wilgefontein to the Natal Land and Colonization 
Schemes at New Howick and Shortts Retreat. 
The Wi1gefontein Settlement had had an inauspicious start. In 
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1882 all the lots on the scheme were divided amongst the remaining 
settlers. As a result the estate covering 5471 acres had 16 families 
resident by 1890 on the 40 lots originally planned. Even this was too 
high a density as the Government had overestimated the possibilities 
for irrigation works on the estate. Although all of the settlement 
e.r d was occupied only five far~s owning 562 acres had been given title dee s 
owing to difficulties in payment. In 1890 three of the farms (480 acres) 
were sold at prices from 24s. to 50s. an acre including a house. The 
improvements which had been effected must have been considerable to raise 
the value of the land from 7s. 6d. per acre in 10 years. The scheme 
had not encouraged the Government to undertake funther schemes in the 
County. 
The Natal Land and Colonization Company continued with the Shortts 
Retreat Scheme, the New Howick settlement and embarked unsuccessfully 
upon two others at Johnston on the western side of the Zwartkop Location 
and at Weltevreden about 12 miles south of Camperdown in addition to 
selling farms complete or divided. 
At Shortts Retreat, the Company still possessed 1315 acres out of 
the 2247 acres it purchased in 1870. There W8Ee now 23 settlers in the 
scheme which appeared to be progressing satisfactorily. The rate of 
sales had slowed down since the early 1880's to one or two lots per year. 
Prices had also decreased since the early 1880's. Only £2 an acre was 
fetched compared with £2 to £3 ten years before. 
At New Howick 8 lots had been disposed of by 1890. Four of these 
had been sold to the same purchaser. The rate of sales had been slow 
during the 1880's and as a result 13,511 acres still remained in Company 
hands. Sales had involved only 1143 acres in the period 1886 to 1890. 
The prices on the estates continued to be those fixed by the Company in 
1874, which although ambitious at the time were reasonable in the boom 
years which followed. The partial depression of the late 1880's made 
than unreasonable again. 
A new settlement at Johnston was laid out in 1885. It provided 
for a township and 52 rural lots, which varied in size from 13 to 707 
acres according to possible uses. The prices demanded by the Company 
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varied from 35s. to l8s. an acre. Most were in the range 25s. to 30s. ' 
However this settlement was in a poorly developed part of the County 
and 30 miles by road from Pietermaritzburg. Its chances of success were 
soon realised to be slight especially as most of the lot sizes were 
extremely small. The farms bordering the scheme were measured in 
thousands of acres rather than tens. Consequently even by 1890 there 
were no purchasers and the estate remained waste. It was maybe 
unfortunate that the Company divided the land just before the onset of an 
economic depression. 
The settlement schemes dating from the 1880's had had varying 
success. The;'success depended upon the position of the settlement and 
the size and price of lots offered. There was still the tendency in 
the ~ountr~ to overestimate its potential for irrigation and crop 
production. The land wae too poor to provide a living on small plots 
of land. Attempts at town foundation which went with these schemes 
appear to have been no more successful than they had been in 1850 as 
few of the new townships planned ever succeeded. 
The introduction of the 1880 Land Regulations and their 
modification in 1889 led to a considerable expansion of the settled 
area within the County, although the proposed Government settlement 
schemes at Dronk Vlei and on the Ulufafa River had not materialised by 
1890. Nearly the whole of this development took place to the south of 
the Umkomaas River in a series of blocks where the better land had been 
sought. One of the features of the expansion was an increase in the 
area held by Native purchasers especially on the upper Umkomaas River 
where over 33,000 acres had been purchased. Lesser amounts of Native 
purchase land occurred in the south of the County at St. Faith's and in 
the area south of Ixopo. A total of over 84,000 acres had passed into 
Native hands in the County by 1890. 
However, most of the ext~nsion of over 400,OOOacres was as a 
result of the expansion of European settlement. Within this new area 
of settlement the grant sizes were small. Most were under 2000 acres 
and many were below 1,000 acres, However several owners had purchased 
more than one lot with the result that there was a range of size from 
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9000 acres to under 100 acres. Sizes over 3000 acres were exceptional. 
In general the areas within the river valleys were selected first/leaving 
the intervening highlands. As a result above the Native Location No. 1 
and No. 2 which divide the Upper Umkomanzi area in to two, the settlements 
in the Umkomaas and Umzimku1u valleys did not meet. Settlement had not 
penetrated the foothills of the Drakensberg, although at the Sani Pass 
it reached to within nine miles of the Basuto boundary as the 'tongues' 
of development reached up the valleys~ Many of the settlements were 
isolated from their neighbours, either through the intervening waste 
lands or through the blocks of native purchase lands. It seems likely 
that as communications improved these lands, especially after the 
founding of Bu1wer,were able to produce beef and wool at competitive 
prices, which had not been possible before, while in the south similar 
developments were taking place. 
In the remainder of the C~unty areas held by speculators and land 
companies registered another decline. Only 16.7 per cent of the County 
in private hands was held by speculators. The decrease was largely due 
to the large scale sales by the Natal Land and Colonization Company which 
had reduced its holdings in the County from 211,451 acres in 1880 to 
162,867 acres in 1890. The Company had been able to sell some of its 
farms in the west of the County but retained much of its land in the 
south and south-east, where the land prices asked by the Company were 
not competitive with others. The private speculators had sold most of 
their land, leaving two with substantial holdings. J. van der Plank 
still retained over 41,000 acres, much of it in the south-east of the 
County and G. J. Cato a further 19,000 acres on the road between Durban 
and Pietermaritzburg. Otherwise private speculation had become negligible. 
The degree of subdivision increased slightly in the period from 
1880 to 1890 although it main'~ continued to the east of York and 
also in the south-east of the Connty. The considerable increase in the 
number of holdings was due essentially to the extension of the settled 
area in a series of new holdings. The ownership pattern in the older 
areas of the County remained much as it had in 1880. 
Land prices (Table 89) showed only a slight improvement on the 
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1880 levels, although now 85 per cent of sales want for more than the 
Government minimum price of lOs. an acre and 27 per cent for £1 .an acre 
or more. The prices showed a fairly marked uniformity across the County 
with the low values being evenly distributed except in the vicinity of 
Pietermaritzburg. The lots close to Pietermaritzburg now fetched up to 
£8. an acre especially in the zone to the north-west of the city. Inter-
mediate prices appear to have depended to a large extent upon the amount 
of improvement that had t~en place, in the form of buildings and fencing, 
so that prices over £1 per acre were fairly evenly distributed through 
the County. 
TABLE 89 
LAND PRICES IN PIETERMARITZBURG COUNTY, 1890 
Value No. of Sales Acreage Average size 
Under lOs. 9 8,237 915 
lOs. to 198. lld. 27 32,423 1201 
£1 to 39s. lld. 24 . 13,915 580 
£2 to 99s. Ud. 8 758 95 
£5 and over 6 384 64 
Tot3.l 74 55,717 753 
4. 5. 6. Victoria County 
There had been a slight extension of the settled area of Victoria 
County between 1880 and 1890, which amounted .to approximately 9,000 acres. 
The area of European owned farms, however, declined as a result of Native 
and church purchases. As a result in 1890, 337,439 acres were held in 
510 European holdings (Table 90). The situation was not unlike that in 
1860. The area held by the churches increased to 4,166 acres, Natives 
to 7,148 acres and Indians to 960 acres. 
A comparison with the figures for 1880 shows that the decline in 
. I 
the number of holdings on the Settlement Schemes continurl , but 
not as fast as they had before. Part of the decrease was due to the 
purchase of settlement lots by other groups. It will also be noticeable 
that the extension of settlement in the n:orth of the County involved 
new farms and consequently an increase in::.the number of holdings there. 
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TABLE 90 
FARM SIZES IN VICTORIA COUNTY 1890 
Size Settlement Schemes Remainder of County Total 
No. Area, No. Area No. Area 
6 - 20 32 585 34 423 66 1,008 
21 - 50 46 1,890 19 698 65 2,588 
51 - 100 33 2,653 37 3,049 70 5,702 
101 - 200 29 4,341 46 6,674 75 11,015 
201 - 300 10 2,419 34 8,977 44 11,396 
301 - 500 14 5,511 41 15,225 55 20,736 
501 - 700 2 1,161 31 17,964 33 19,125 
701 - 1000 1 724 22 18,468 23 19,192 
1001 - 1500 3 3,451 28 34,951 31 38,402 
1501 - 2000 13 22,023 13 22,023 
2001 - 3000 16 37,889 16 37,889 
3001 - 5000 8 30,428 8 30,428 
5001 ., 10000 8 49,351 8 49,351 
Over 10,000 3 68,584 3 68,584 
Total 170 ' 22,735 340 314,704 510 337,439 
In addition in the south the expansion of suburban Durban had the effect 
of subdividing more land into smal1ho1dings, many of which were too small 
to be included in the study. As a result the number of European holdings 
remained static. 
There were very few changes on the settlement schemes in the period 
from 1a80 to 1890. On the Co~n Lands Estate the number of owners 
decreased by 6 to 93. The Government and finance companies reduced their 
holdings but this was offset by an increase in Indian holdings and the 
division of 140 acres into small lots. Government holdings were reduced 
to 614 acres. However on the Byrne estate nearest to Durban a remarkable 
reorganisation had taken place in;ten years. The Government area was 
reduced from 230 to 20 acres, while the Natal Bank sold its 390 acres. 
The reorganisation involved the purchase of 1073 acres in 11 lots by the 
Natal Central Sugar Company, which had started work in the southern part 
of Victoria County and a further 1547 acres was now held by a neighbouring 
farmer. As a result less than half the estate, 1640 acres out of a total 
of 4419 acres, was held by farmers actually living on it. 
The marking zone already remarked upon persisted in 1890 with few 
-268"-
changes. Subdivision of land to the north of the Umgeni had resulted 
in some very small lots but few had been reduced to below 6 acres in 
extent. The degree of stability may be noted by the fact that the 
remainders of farms which straddled the main road to the north had not 
been much affected in the ten years. In this zone of the County to t~e 
south of Cotton Lands, 9,834 acres had been in the hands of the produce 
companies. The largest was the Natal Central Sugar Company with 5277 
acres. None of the other three sugar companies owned over 2000 acres. 
Parts of this were still in the hands of speculators and land companies 
but the proportion had fallen considerably. 
North of Cotron Lands the Tongaat area.:was extremely confused as the 
land had been divided into a series of small lots of 30 to 700 acres with 
blocks of land held by the Natal Land and Colonization Company and W. 
NosworthYJ whose lands were administered by the Company. To the Horth 
of Tongaat the extensive tracts of land held as a speculation still 
stretched as far as Stanger. However the Natal Land and Colonization 
Company had begun plans to dispose of their Chaka's Kraal Estate. At 
Chaka's Kraal the land was divided from 1882 onwards on an irregular 
basis. Lots of 30 to 200 acres were surveyed and sold. By 1890 three 
lots had been sold to Europeans and a further four to Natives. A price 
of 40s. per acre was demanded and this was payable on instalments. The 
division was in part speculative, as several sales had been cancelled and 
the land had as a result to revert to the Company. Much of the farm 
areas, hO~-lever, remained occupied by native squatters or unused. 
North of the Groutville Mission Reserve the pattern remained 
similar to that of 1880, except for a marked increase in Native and 
church holdings. There had been little actual extension of the occupied 
area, although some land had been filled in and a number of the grants 
which had reverted to the Government in the 1870's had been reallotted. 
J. L. Hullett had purchased scattered farms to include nearly 6,500 acres 
on three estates, one of which was on .ne't-l land in the Tuge1a valley. 
The land of the old Agricultural and Emigration Company at New 
Guelderland had been divided into lots of 6 and 667 acres for settlement 
purposes, thus extending the area of small farms nearer to the Coast. 
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The coast, however, remained almost exclusively in the hands of the 
Addison Brothers and the Natal Land and Colonization Company. 
The County was still largely undeveloped as the railway still went 
no further than Verulam and consequently development north of Tongaat 
was limited. Planters had proved that sugar cane cultivation was 
possible to the north and that growing conditions were probably better 
than in Alexandra County. The reorganisation of the industry, started· 
in the 1880's, had already begun to show that in spite of falling world 
sugar prices planters could make a profit. The importance of the Natal 
Central Sugar Company cannot be overestimated. It provided evidence 
that central milling facilities could assist the development of the 
Sugar Industry. The increase in the area owned by the sugar companies 
illustrated their strength in a period of relative decline. 
Most of the private speculators had now either sold their properties 
at considerable profit or turned to sugar planting themselves. However, ... 
the Natal Land and Colonization Company, which once again increased its 
holdings in the County, possessed some 82;182 acres, or nearly a quarter 
of the area of the County. This Company which had taken a considerable 
interest and part in ~he development of the coast was still trying to 
sell its land at prices higher than those ruling in private transactions, 
and at prices of at least four times the Government minimum. 
Land prices once more showed a general improvement On the conditions 
of ten years before (Table 91). The prices of land in the Umgeni lots 
continued to rise, while that to the north now reached £2 to £5 per 
acre. Beyond this in the settlement schemes £1 to £3 per acre was 
general and then prices decreased rapidly northwards to 4s. an acre for 
poor land close to the Tugels valley. The Government, which possessed 
only the poorer lands, was still in a weak postion to sell land at lOs. 
per acre. 
4. 5. 7. Durban County 
In Durban County the alienated area remained static in the period 
1880-1890. The area in the hands of European farmers declined from 
121,000 acres in 1880 to 114;000 acres in 1890 largely as a result of the 
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TABLE 91 
LAND VALUES IN VICTORIA COm~ry, 1890 
Value No. of acres Acreage 
48. to 9s. Ud. 4 1,047 
lOs. to 19s. lld. 9 6,925 
£1 to 39s. lld. 12 4,901 
£2 to 99s. lld. 16 5,012 
£5 and over 7 560 
Total 48 18',445 
establislunent of the Trappist Mission at l1arianhi11 and the purchase of 
lands by -Indians. Although a decline in area took place, the number of 
holdings increased to 280, as a result of considerable subdivision around 
Durban. The number of holdings of 50 acres or below accounted for 
nearly half the total (Table 92). At the other extreme the Natal Land 
and Colonization Company increased its holdings in the County to 25,693 
acres which was 22.6 per cent of the European held area. 
TABLE 92 
FARM SIZES IN DURBAN COUNTY, 1890 
Size No. of holdings Area 
6 - 20 72 929 
21 - 50 66 2,192 
51 - 100 48 3,547 
101 - 200 26 3,822 
201 300 18 4,675 
301 - 500 12 4,804 
501 - 700 6 3,398 
701 - 1000 10 8,212 
1001 - 2000 10 13,685 
2001 - 3000 3 6,937 
3001 - 5000 2 9,664 
5001 -10000 6 33,678 
Over 10000 1 18,504 
Total 280 114,047 
The areas held by speculators and land companies was reduced by 
10,000 acres compared with 1880, largely as a result of sales in the 
interior of the County and the division of farms close to Durban into 
smallho1dings. 
Cato's holding at Brickfield had been finally divided up by 1883. 
Most of the lots even those divided in the last 10 years had been further 
divided. Thus of the 25 new lots laid off between 1881 and 1883 only 
six were over 6 acres. On the remainder of the estate only 16 ~oldings 
remained at six acres or above. At Cato Manor a further 177 acres had 
. 
been laid off in lots
1 
all of which were over 6 acres. It would appear 
that Cato was engaged in extensive leasings at this time. In other areas 
, around Durban subdivision was proceeding. At DeDair to the north of 
the Umbilo River over 850 acres had been laid out as small lots for 
residential purposes close to the railway stations. At Wandsbeck all 
but 425 acres of the farm had been disposed of in lots of between 20 and 
283 acres. Some of them were amalgamated to form larger holdings. At 
Pinetown further subdivision had taken place with an extension of the 
suburban area of the town. At New Germany the Natal Land Company 
controlled by J. Bergtheil was able to dispose of 1500 acres of land with 
the virtual completion of the original scheme of colonization put forward 
in 1849. However many of the lots sold were sold in twos or threes to 
make economic holdings. Some of the holdings built up reached 2000 acres 
although most were only a few hundred. New Germany was' still the limit 
of close settlement in semi .rural form on the road to Pietermaritzburg~ 
Beyond lay \ar9~ farms. 
The area south of the main road had been the scene of a number of 
major changes. Collison's lands had bean bought by the Natal Land and 
Colonization Company, which then possessed a continuous block of land 
extending for almost twelve miles on the north bank of the Umlaas River. 
All these farms were duly surveyed in the 1880's for settlement schemes 
into small lots (Table 93). They were offered for sale, but apart from 
the sale of all but One lot at Zeekoegat, the schemes were not very 
successful. 8eekoegat was purchased by the Trappist order at 40s. an 
acre, . compared wi th the 50s. or:i.ginally asked for by the Company. 
The division of these four farms represented the largest single 
scheme on the Company's land in the 1880's. The four farms had come 
into the Company's possession in 1880 and l889! The comparative lack 
of success is largely the result of the Company wishing to make as large 
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TABLE 93 
DURBAN FARMS DIVIDED BY THE NATAL LAND &- COLONIZATION COMPANY, 1882 
Farm Area No. of lots Prices per acre asked Area sold 
1890 
Zeekoegat 5,912 65 50s. 5912 
Dassenhoek 6,185 26 50s. 
lvelbedacht 4,936 35 70s. - 90s. 
Zeekoe Vallei 2,163 22 50s. - 70s. 
Total 19,196 148 5912 
a profit as possible. The Company paid a total of £11,116 for the four 
properties in 1880-81. After subdivision, the costs of which were under 
£IOOO,it tried to sell the~larld for £56,795. This represented a more 
than fivefold increase in the price of the land in two years. However, 
the sale of Zeekoegat for £12,899 more than paJJd for the purchase price 
of the four properties and the subdivisional surVey. It is hardly 
surprising that the Company was unable to sell most of the land. The 
three remaining farms were occupied by Natives who in 1890 paid £300 for 
hut rents. 
The sales of land near Durban continued slowly. The lots offered 
were still _very small, being mostly under 50 acres. These fetched prices 
of approximately £7 per acre. It is significant th~t no new lots had 
been sold since 1884 and 2 lots had reverted to lthe Company as the 
purchasers were unable to pay. South of Durban the. Wentworth and Bluff 
lots had registered few changes in the ten years period,but at Isipingo 
the Natal Land and Colonization Company had purchased the rmnainder of 
the farm and some amalgamation of holdings had taken place. 
The turnover of land was comparatively low, 5.3 per cent of the 
alienated area. Only 43 lots extending over nearly 7 ,000 acres changed 
hands in 1890. All the lots were sold for more than lOs. per acre. 
Over half the lots fetched more than £5 per acre and 40 per cent at £10 
and over. These prices represented a major advance and showed a 
lt1idened gap between rural and semi-urban land values. 
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4. 5. 8. Alexandra County 
Alexandra County experienced a considerable increase in the 
settled area, between 1880 and 1890. In 1890 a total of 142,667 acres 
was in European hands as opposed to 107,922 acres ten years before. 
Alexandra had considerable empty areas which were suitable for 
colonizatiqn projects. 144 holdings had been formed in the County 
(Table 94). In addition 4,782 acres were held by natiues and t,024 
acres by Indians, part of it in exchange for free passages to India. 
TABLE 94 
FARM SIZES IN ALE~~DRA COm~TY , 1890 
Size No. of holdings Area. 
6 - 20 2 20 
21 - 50 3 122 
51 - 100 12 1,139 
101 - 200 20 2,840 
201 - 300 14 3,669 
301 - 500 22 9,023 
501 - 700 17 10,109 
701 - 1000 15 12,975 
1001 - 2000 21 27,193 
2001 - 3000 7 18,140 
3001 - 5000 5 16,292 
Ov~i: 5000 6 41,145 
Total 144 142,667 
The extension of 40,000 acres in the alienated and allotted area. 
was the result of the selection of large areas of land in the interior. 
However . there was still no continuous belt of farm land from north to 
south. ~1ost of the newly allotted land was in the north of the County 
with isolated farms and blocks of farms elsewhere. The new holdings 
were mainly close to the road linking Umzinto with the interior and vast 
tracts of land to the north and south of the road remained empty. The 
Government settlement scheme proved to be unsuccessful and it remained 
unoccupied (Chapter III). The main activity was centred around Umzinto 
itself where a number of small planters were active. 
The Natal Land and Colonization Company still possessed 10,677 
acres, the Natal Bank 8,033 acres which was situated on some of the best 
land in the County. Reynolds Brothers had now revived the Umzinto Sugar 
Company and with over 11,000 acres they were the largest landowners in 
the County. 
Land prices in the County improved considerably. No sales in 
1890 were be1o~1 lOs. per acre and many of the smaller iots were sold at 
considerably more than the Government minimum price. The sales were 
however mostly confined to small farms which may have provided an 
incorrect assessment of the situation. 
4. 5. 9. Alfred County 
The alienated and allotted area of Alfred County leapt from 11,000 
acres in 1880 to over 112,000 acres in 1890. This rapid colonization 
was partly the result of Government encouragement and private enterprise. 
The Government settlement scheme at Marburg was successful although the 
Umzimku1wana was not. By 1890, 172 European holdings had been established 
on 96,942 acres (Table 95). The remaining 15,000 acres was held by 
Natives and churches. 
TABLE 95 
FARM SIZES IN ALFRED COUNTY, 1890 
Size Do. of holdings Area 
6 - 20 7 118 
21 - 50 10 391 
51 - 100 46 4,449 
101 - 200 27 4,085 
201 - 300 15 3,642 
301 - 500 14 4,735 
501 - 700 14 8,243 
701 - 1000 10 7,853 
1001 - 2000 16 24,329 
2001 - 3000 8 18,571 
3001 - 5000 4 15,040 
Over 5,000 1 5,486 
Total 172 96,942 
One 6f the main events of the 1830's had been the establishment of 
the Marburg Settlement, where 43 holdings were in existence on the 50 lots 
laid out in 1881. The entire scheme had been occupied by 1890. Most 
~. 
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of the holdings were of the original 100 acre lots allotted to each 
immigrant family. These surrounded sev2ral earlier grants on the coast 
and provided a solid block of grants extending for eight miles south of 
the Umzimkulu. There were few farms along the coast, largely as a 
result of poor communications by sea and land. One at the Umtamvuma 
mouth was intended for holiday purposes, the first on:the coast. 
In the interior a few farms ranging in sizc'from 20 to 4600 acres 
occurred. However, most of the land remained unoccupied beyond a few 
farms in isolated blocks, except around Harding, the largest area of 
settlement within the County. The Harding area had experienced rapid 
growth largely as a result of its proximity to Griqualand East. The 
open land which had not been assigned as Native Locations and Forest 
Reserves.wa.s quickly taken. It is surprising therefore that the 
Government settlement scheme to the south east of Harding at Uozimkulwana 
was unsuccessful. The lots l-1hich were planned were too small and in 
consequence the government abandoned the scheme and undertook to resurvey 
the lots to larger and more economic urtits. The majority of the farms 
in the area were over B thousand acres, with only a few of under 200 
acres surviving from the sanll selections of~the 1870's. 
The native purchase areas were mostly in ~he centre and north of 
the County adjoining existing Locations which occupied nearly half the 
County area. It is probable that most of the remaining Crown Lands were 
occupied by Native squatters. The whole of the south. western boundary 
of the County adjoined the Transkeian Territories of the Cape Colony which 
constituted an extensive Native:.-reserve. Alfred County was stil1 too 
isolated·,~to receive large numbers of settlers, even though Port Shepstone 
harbour had been completed and regular services were in operation between 
it and Durban. 
4. 5. 10. Church and Non-Europe~ Lands 
The 1880's had eEperienced a major expansion of the alienated 
areas. Although this w~s a predominately European movement, it was 
marked by an extension of missions and non-European land ownership • 
. In the main the Indians purchased or were granted areas on the coast 
where they undertook intensive cultivation, while Native and Church 
purch.'1ses were more general. In all over 300,000 acres was now in the 
hands of the Churches and Non-Europeans in 1890 (Table 96). 
TABLE 96 
CHURCH AND NON-EUROPEAN LAND OWNERSHIP IN NATAL, 1890 
County Churches Natives Indi.!lUs 
Klip River 23,908 83,482 
Wean en 9,179 11,708 
Umvoti 21,855 1,482 
Pietermaritzburg 37,846 84,189 101 
Victoria 4,166 7,148 960 
Durban 7,820 425 
Alexandra 4,782 1,024 
Alfred 1,156 13,928 
Natal 105,930 206,719 2,510 
Native purchases had been considerable during the 1880's. 
Extensive areas were allotted to them in the period 1881-1883. This was 
particuiar1y the case in Pietermaritzburg County, along:~he Umkomaas 
valley. However, many were unable to pay the instalments and many portions 
revetted to the Crown, and the Natives were diven land to the value of the 
payments received. It was usually only a small fraction of the original . 
farm. The sorting out of the allottments took place in the period 1887 
to 1889 with the result that the increase of 140,000 acres between 1880 
and 1890 is a real snd permanent one. The two counties most affected 
were K1ip River and Pietermaritzburg, where areas already occupied by 
Native squatters were placed on the market in the 1880's. Wherever 
possible the local Native chiefs tried to purchase the land to secure 
their title so they would not be in fear of dispossession. This worked 
well in some ~reas but not in others such as Umvoti and Ween en Counties 
where most of the land was already in European hands. 
The missionary societies, especially the Abbot of Marianhill, began 
large scale purchasing in 1883 when the Trappists established themselves 
in South Africa. The main activity was confined to Durban County and 
and the Southern part of Pietermartzburg County. The purchases were 
~. 
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partly as an investment but part1y as a means of assisting friendly Native 
chiefs who might otherwise have been dispossessed of their land if 
European settlers had purchased it when it was sold by'the Crown, The 
mission land purchases were quite distinct from the Mission Reserves 
established in 1856 to augment the Native Locations and provide land for 
non-tribal Natives. 
Indian purchases had been extremely small and localised, being 
confined to the coastal counties and a small area in Pietermaritzburg. 
Oaly a few had taken advantage of ~he commuting of their free return 
passage to India into rural lots of 15 acres. All of these, 50, were 
in Alexandra COll.nty. The remainder constituted private purchase's. 
Here the importance of the settlement schemes needs to be stressed. 
Lots were usually small and, uneconomic hy European standards. The 
Indians were willing to buy 20 acres and then make a living on it. The 
settlement schemes thus provid~d the ideal area of Indian settlement. 
l~. 5. 11. Speculators and land companies I lands 
The areas of speculative holdings again fell betl~een 1880 and 1890. 
In 1890 only 772,977 acres were in the hands of private speculators, 
land companies and banks. This amounted to only 12.5 per cent of the 
Colony in European hands. The Natal Land and Colonization Company held 
443,343 acres and was as a result still the largest landowner in the 
Colony. The Company:~had increased its holdings in the coastal counties 
of Durban end Victoria but otherwise had Bold substantial areas within 
the interior where its policy of selling pastoral holdings had been 
successful (Table 141). In the coastal counties the settlement schemes 
had been too highly priced with the result that comparatively few sales 
had taken place. 
The areas in the hands of banks and finance companies amounted to 
25,250 acres, most of which W.'lS in the hauds of the Natal Bank. This 
again represented an appreciable drop of 35 per cent between 1880 and 
1890. The area held by the Collegiate Institutions was reduced through 
the sale of some of the Weenen lands. However, the area in the hands 
of private speculators fell by 22 per cent in 10 years to 288,000 acr~s. 
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This represented 6.0 per cent of the area held by European farmers, 
compared with 28.5 per cent in 1860. Private speculators were very 
difficult to identify owing to sales to persons who might not occupy 
the land. No records of private leases are a~ailab1e. 
The old style 
personal land speculation had almost passed from the schne in 1890. 
The,produce companies showed some advances between 1880 and 1890 
to hold 15,083 acres of the coastal counties, but these were still in 
their infancy. Similarly the beginning of land purchases on the coa1-
Held by mining companies~:was the start of another major trend. However 
in the main 1890 represented maybe the high water mark of private, 
indiviJaal farmers, owning their o\om:',land near the end of the speculative 
ped.od but before the new produce companies began to displace them. 
4.5.12 Land Values 
Land sales were considerably lower in volume than in 1880 due in 
part to a scarcity of money on credit, but also to more settled 
conditions within the farming community whereby the large number of 
transfers associated with speculation had almost ceased. As a result 
only 4.2 per cent of the alienated area was transferred in 1890 
(Table 97). The cession of areas allotted under the 1880 and 1889 
regu1ationshao not been included, with the result that the alienated 
(granted) area was appreciably smaller than the occupied one (note 
particularly Alfred County). 
TABLE 97 
LAND SALES 1890 
County Aretl Alienated Area transferred Percentage 
Klip River 1 1 775,171 78,277 4.4 
i-leenen 1~01l,563 46,736 4.6 
Umvoti , 638,853 23,267 3.7 
Pietermaritzburg 1,524,427 55,717 3.6 
Victoria 353,725 18,445 5.2 
Durban 130,316 6,907 5.3 
Alexandra 103,Y13 4,659 4.5 
Alfred 8,114 600 7.4 
Natal 5,546,082 234,608 4.2 
The more stable conditions gave a better indication of land prices 
throughout the Colony than probably any year studied before. The 
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improvements in prices may be seen from Table 98. Only 22.2 per cent 
of the land sold failed to reach the Goverrunent price of 10s'I!. an acre 
on, new land, while 22.4 per cent reached more than twice that value. 
Most land, however, was priced in the category lOs. to 19s. lld. per acre, 
which represented a highly satisfactory advance on previous conditions 
and showed the now basically healthy state of the land market. Close 
to the town, prices for small lots rose to over £25 per acre. This is 
borne out by the fact that the lots sold for £10 an acre or more only 
averaged 15 acres apiece. 
TABLE 98 
LAND VALUES, 1890 
Value No. of sales Acreage 
--.---;" 
Under 4S.i 2 1,104 
48. to 9s.lld; 36 50,997 
lOs. to 19s. Ud. 90 131,281 
I 
',' n to 398.Ud. 62 43,007 
£2 to 99s .l1d. 36 6,424 
£5 to 1998.lld. 23 1,485 
£10 and over 21 304 




4 . 6. The Situation in 1900 
4. 6. 1. Introduction 
The period from 1891 to 1900 was a highly unsettled one in Natal, 
eCGnomic crises, the rinderpest outbreak, falling world prices for 
Natal's staples, political crisis and finally war, resulted in many 
upsets and many uncertainties both in the conomic field and in 
agr~.cu1ture • However, it is surprising that the agricultural develop-
ment of the Colony advanced in these years with marked increases in the 
areas of private ownership. The area which had in some way been 
aU.enat u1 from the Crown in the European areas increased from 6.5 million 
a~!'I~i~ 5.:1 1890 to 7.6 million acres in 1900. Private European holdings 
n'J", 'lmCll1r.tGd to 7.1. million acres (fig. 50). The number of holdings 
also ShO';';i'S:d marked increase with 4326 over 6 acres· in extent in the rural 
ar£as (Table 99). 
TABLE 99 
AREAS OF PRIVATE OWNERSHIP, 1900 
County No. of Area Average Median 
Farms Size Size 
Klip River 890 2,309,927 2,595 1,800 
Weenen 487 1,268,190 2,604 2,200 
Umvoti 303 635,433 2,097 1,550 
Pietermaritzburg 1,415 2,046,425 1,446 670 
Victoria 497 345,605 695 180 
Durban 307 112,726 367 70 
Alexandra 180 186,688 1,037 600 
Alfred 247 200,499 812 400 
. Natal 4,326 7,105,493 1,643 900 
The figures for 1900 include a number of leases, but all the leases 
taken out in the period 1881-1884 had lapsed. The figures are therefore 
complete. The area of EUi:opean ownership thus increased by 15 per cent 
between 1890 and 1910. This was less than the previous decade, 1araaf 
as a result of the slowing down of active colonization which achieved a 
maximum in oche 1880's. The am~unt of Crown Land was severely limited and 
. by 1900, Over half the extension of the settled region was accounted for 
o 
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Fig.50. Area occupied In 1900. 
in Klip Rtver and Pietermaritzburg Counties, with increases of over 
300,000 acres apieceo The increase in medium sized holdings (1500 to 
3000 acres) was the most noticeable feature of the internal arrangement 
within the European areas. The number increased~from 570 to 885 or by 
5S per cent, the largest increase in any of the ~ajor size groups. The 
areas owned by churches, Natives and Indians increased appreciably from 
315,259 acres .in 1890 to 545,691 acres in 1900. 
II· . 6. 2. KUp River Coun'!y 
One of the main areas of expansion was in Klip River County, 
p~rticular1y in the north within the areas laid out for leasing, in the 
period 1881-1884. These lands were opened up again in smaller lots than 
those for the leaseholds which had been terminated, although frequently 
several of the new lots were held by one man. The average size of 
holding was thus depressed by the presence of the much smaller holdings 
of less than 2000 acres and frequently less than 1000 acres which were 
created in northern Natal (Table 100). 
TABLE 100 
FARM SIZES IN KLIP RIVER COUNTY, 1900 
Size No. Area 
6 - 50 14 287 
51 - 100 9 .. 809 
101 - 200 20 3,146 
201 - 500 58 22,341 
501 - 1000 159 121,057 
1001 - 2000 258 398,310 
2001 - 3000 130 313 ,603 
3001 - 4000 82 277 ,080 
4001 - 5000 48 210,541 
5001 - 6000 30 163,231 
6001 - 7000 18 114,551 
7001 - 8000 19 145,058 
8001 - 10000 22 187,414 
Over 10000 23 352,499 
Total 890 2,309,927 
The increase in the number of holdings was noticeable, with an 
extra 277 compared with 1890. In addition the medium sized farms had 
increased appreciably in numbers. Those between 1001 and 3000 acres 
had almost doubled in number from 209 to 388 in ten years, while the 
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number of larger units (over 3000 acres) remained static. 
The areas which remained unoccupied in 1900 in K1ip River were 
mostly the smaller areas between grants which through survey oversights 
had not been included in older farms, together with the undesirable parts 
of the County in the broken lands of the Drakensberg and in the Buffalo 
. 
River Valley. In the areas of high relief there was little demand for 
land other than on grazing leases, at low rentals. Several leases had 
been taken out to lands adjacent to the Orange Free State border but 
these amounted to no more than 20,000 acres, while leases in the Buffalo 
valley had been eliminated. Government policy of retaining grazing lands 
and coal bearing lands in its own hands had been abandoned in the 1890's. 
t\!Garly all the coal bearing lands of the Newcastle division had been 
c.l1oca~ed by 1900, but comparatively little to Mining companies (6580 r_ 
acres sold and 3430 leased by the Government). 
The Native purchases and converted leases now amounted xo 140,862 
acres, nearly twice the area they possessed in 1890. Nearly half of the 
new land was in the area to the south-east of Newcastle on the site of 
the old Newcastle leases, which resulted in a discontinuous pattern of 
European farms. Some European farms appear to have been occupied by 
Natives, with no European occupation, from the evidence of the magistrate 
at the time of enquiries in the 1930's.(flled lUI\-h <jt".:\nh ioJ>ee.ds OtflC.e.'J. 
The continued presence of large farms of over 10,000 acres is 
noteworthy when the general tendency to subdivision is considered. The 
size :of holding, although reduced, showed only a slight decrease in the 
number of units over 9000 acres. The larger units were still confined 
to the southern part of the County as there had been no large scale 
amalgamation in the Newcastle area to produce large holdings. As a 
result the area of the large holdings still coincided with the areas 
granted initially to the Voortrekkers and others in 1843-48. However, 
a few of the larger units had been subdivided, upon the death of the 
owner, includimg one holding of over 26,000 acres which had been divided 
amongst six heits, none of whom received more than 5,000 acres. In this 
way subdivision reduced large ranches to comparatively small units which 
were sma~ler than most of their neighbours. It was expected however 
rl~=======~==========~ ___ _ 
-284-
that as a result of the linking of the Witwatersrand and Durban by 
railway that produce could be moved more ~conomically than before, so 
that subdivision would not ruin the owners. 
The subdivision of holdings was also reflected in the activity of 
the Natal Land and Colonization Company, whose holdings in the County 
had been reduced to 55,386 acres in 1900. The policy of selling complete 
pastoral holdings had to a large extent been abandoned in favour of selling 
smaller lot s • The 8000 acre fa~ Wanhoop in the Drakensberg foothills 
wa~ thus divided into 6 holdings, one of which had been sold by 1900. 
At Dansekraal, outside Ladysmith, no new sales had been made, but at 
Roos Boom comparatively little remained in the Company's hands as most 
of the lots had been sold. There remained the main blocks of Company 
holdingsk particularly those adjacent to the Klip River Location which 
remained unsaleable, as did the adjacent Crown Lands. 
The mining companies began purchasing on a larger scale as the 
coalbearing areas appeared on the market. It was found generally 
preferable to purchase the land rather than to lease it or to lease the 
mineral rights as the Government had done when. it leased the grazing in 
the 1880's and 1890's~ Thus 6580 acres scattered throughout the New-
castle division was actually owned by the Colliery companies but another 
16,831 acres had been leased on long term bases (in general for 25 years). 
The leases were mostly for areas adjacent to the coal mines and included 
the seams, but generally not the plant as much of the mining was by adit 
mining in the sides of the hills. The main concentration was around 
Dundee and to the north towards Newcastle. A number of syndicates were 
also formed to work the coal, but some of these were not successful. 
had. 
Some~leased'and privately, such as the Manor Par Syndicate (3 properties 
with 4722 acres) or tohk out allottments from the Government. A total 
of 9231 acres was held by syndicates interested in coal. The private 
leases are incomplete and so these figures are tentative, but the mining 
companies app~ar to have been more careful with their legal position with 
regard to leases than the land companies of the middle decades of the 
previous century had been. A total of 3a,642 acres was thus directly or 
indirectly in the hands of mining companies, by 1900, compared with a 
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tenth of that ten years before. This was one of the most direct effects 
of the construction of the railway upon the ownership of land in the 
County. 
The price of land in the County was liable to violent fluctuation 
in 1900. The whole of Rlip River, with the exception of the bes\e,ged 
garrisons was occupied by the forces of the Orange Free State and the 
South African Republic by the end of the 1899, and the County was actually 
anaexed to the South African Republic on the 10th November 1899, a long-
standing aim of the Republic. By the end of ~1ay 1900 the whole of Natal 
had been regained by Imperial forces but the losses in animals and crops 
had been considerable. The manpower was depleted and the County was 
partiCularly involved in the problem of Natal citizens who had joined 
the Boar forces. This meant in some cases the loss of lands. As a 
result there was only a slow return to normal. It was only in July that 
the f,,~st transfer of rural property took place in Klip River, and the 
total amount transferred was small. A half per cent of the area was 
sold. Only 10,000 acres changed hands in 26 transactions and the prices 
showed little improvement over 1890 levels with nearly 70 per cent of the 
land being sold for less than £1 per acre. The effects of the war were 
present for a long time but these effect were not visible yet in the land 
ownership pattern. 
4. 6. 3. Weenen County 
Weenen County was far less affected by the war. General Joubert's 
advanced ' patro~s reached Mooi River but they were soon withdrawn to take 
part in the seige of Ladysmith. As a result activity continued fairly 
normally in the County. . : 'fhe 1890' s had been a period of expansion 
in the County, 125,000 acres of land had been added to the European held 
areas and this ·was now divided into 487 holdings ('fable 101). The 
main areas of expansion had been in the Drakensberg where the areas 
around the Drakensberg Locations Nos. 1 a'.ld 2 had been completed and the 
land up to the mountains themselves had been occupied. By 1900 there 
remained little good Crown land in the Drakensberg beyond a few isolated 
patches. In general settlement had reached about 6000 feet above sea 
level and approximately four to eight miles from the Basutoland border. 
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This the Government considered was the limit of settlement and few new 
lots were surveyed beyond it. 
Size 
6 - 50 
51 - 100 
:'101 - 200 
201 - 500 
501 - 1000 
1001 - 2000 
2001 - 3000 
3001 - 4000 
4001 - 5000 
5001 - 6000 
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The expansion of settled area was accomplished through the extension 
of essentially pastoral holdings in the Drakensberg in lots of 1000 to 
2000 acres. Thin accounts for the considerable increase in the number 
of holdings of this size. A few were smaller. A few were also larger 
as a result of extensive amalgamations, producing farms several thousand 
acres in extent. Several men accumulated four or five lots and one 
seven lots. This suggests that the Government's policy on the size of 
pastoral holdings was unsuccessful and that 2000 acres was not universally 
acceptable. 
The general division of properties continued and as a result the 
average size of holdings fell by 600 acres to 2604 acres. Most of the 
subdivisions were restricted to the south and east of the County. In 
the north-west many remained at the original grant size. The two 
settlement schemes at Weenen and Frere p~c3ressed satisfactorily. Only 
two of the 17 lots on the Weenen Townlands scheme remained unsold by 
1900, and consideration was being given to an extension of the scheme. 
The result of the scheme had been the introduction of 15 families into 
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the depressed area around Weenen. The other scheme at Frere had been 
more successful as a result of the general rise in prices. Eight 
holdings totalling 1,138 acres had been sold and the prospects for 
agricultural development appeared bright, although the Township of Frere 
was still not attracting settlers and looked unlikely to do so owing to 
its proximity to Colenso (12 miles) and Estcourt (11 miles). However, 
the lack of adequate irrigation water for the smaller lots was probably 
the main cause of the failure of the scheme, as it was originally envisaged. 
Land prices in the year were mainly in the range lOs. to 30s. per 
acre, according to position and development. Even speculative purchasers 
were able to obtain 20s. an acre in the older part of the County for 
completely unused land. The lower prices mainly applied to the new areas 
adjacent tokhe Drakensberg. As in the case of Klip River, the transfers 
of the land purchased under 20 and 10 year credit do not appear as the 
Deeds of Cession were not considered to be the same as the Deeds of 
Transfer. 
The areas occupied by Natives and Churches showed little increase. 
Only 15,785 acres were held by the Churches and 14,732 by Natives. The 
new additions were mostly adjacent to the Drakensberg Locations. 
4.6.4. UmvotiCounty 
In Umvoti County some more small areas were occupied during the 
18iO's. These were all adjacent to the Umvoti and Tugela Locations in 
the broken areas below the Midlands tablelands. Only 10,000 acres was 
added, part of it to Native and Church purchasers. In 1900 there were 
therefore ' 635,433 acres in European ownership in 303 holdings (Table 102). 
The most noticeable feature of the land ownership in Umvoti was 
the continued subdivision of properties. Between 1890 and 1900 the 
average size fell from 2724 to 2097 acres. The main areas of subdivision 
were west of Grey town and in the south of the County. However, subdivisions 
were general in all but the extreme north. The number of farms.~ver 
6000 acres declined from 30 to 17 in the decade. The majority of the 
larger holdings were to be found in the northern part of the County. 
The zoning was more marked than in 1890. 
Nearly all the main speculators had sold their land between 1890 
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and 1910, leaving the Natal Land and Colonization Company with 26,697 
acres. This represented only a slight decline since 1890 as a result 
of purchases in the north of the County from speculators. The Company 
had disposed of much of its holdings in the south of the County at 
prices between 165. and 20s. an acre and was actively engaged in ,trying 
to se~l the rest of its lands in the County as a result of the general 
rise in prices. 
The prices increase was particularly noticeable as 1890 had not 
been a good year for the land market of Umvoti. In 1900 prices were 
appreciably higher with all lands sold at more than lOs. an acre and 
56 per cent fetching £1 per acre or more. The prices were uniformly 
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Pietermaritzburg Count~ experienced a continuation of the land 
boom in the nineties which it had experienced in the eighties. Large 
acreages. had been occupied in the south and west of the County, both under 
the Government Settlement Schemes and by private individuals. This had 
brought the limits of settlement along the river valleys to within four 
miles of Basutoland in places. As a reSl1t an additional 380,000 acres 
had passed from the Crown in the County. Th i h d b e expans ona een most ly 
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by European farmers but Natives had actively participated adding another ' 
70,000 acres to the Native owned areas in European farming districts. 
In 1900 therefore a total of 2,046,425 acres was in the hands of 
Europeans in the County and this was divided into 1415 holdings (Table 103). 
TABLE 103 
FA.R11 SIZES IN PIETERMARITZBURG COUNTY, 1900 
Size 
6 - 20 
21 - 50 
51 - 100 
101 - 200 
201 - 300 
301 - 500 
501 - 700 
701 - 1000 
1001 - 2000 
2001 - 3000 
3001 - 4000 
4001 - 5000 
5001... 6000 
6001 - 7000 
7001 - 8000 










































The number of holdings on the 1850 Settlement schemes continued to 
fall, as may be witnessed by the reductiQn~:in the numbers of holdings 
below 100 acres, in spite of subdivision into sma11ho1dings aroun~ 
Pietermaritzburg. The new farms in the newly opened lands were mostly 
,0£ moderate size, 1500 to 4000 acres in extent, while elsewhere medium 
sized farms were 1arg~ly the result of continued subdivision in the older 
settled parts of the County, where lands particularly around Pieter-
maritzburg and those held by speculators were being divided. Subdivision 
was a major feature of the 1890's largely as a result of increased land 
prices associated with new crops and new ~ivestock techniques. The 
deve1op~ment of wattle on the one hand and dairying on the other hand, 
st,arted to revolutionise farming in the Natal Midlands. The revolution 
led to smaller units than were necessary for sheep ar beef cattle. 
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However, the smallholder could take little comfort from this as the 
settlement scheme lots were still too small for economic use~ The 
number fell as a result of amalgamations. The Government wisely thought 
that further resumption would only antagonise the farming community. 
Many of the properties resumed in 1869 and 1872 were placed on the 
market in larger lots. The result was larger holdings (Table 104). 
TABU: 10l~ 
FARM SIZES ON THE BYRNE ESTATES, 19QQ 
Size Vaalkop Dunbar Beaulieu Harmony Little Slang 
(Acres) & Harmony Spruit 
Dadelfontein 
20 8 5 22 9 I 3 
40 2 6 14 5 4 1 
50 3 1 7 5 1 
50 & under 14 12 50 20 6 11 
55 - 100 7 4 13 7 1 4 
Over 100 13 11 17 7 3 6 
Total 34 27 80 34 10 21 
The Vaalkop and Dadelfontein Estate once again experienced major 
amalgamations. The number of holdings on the estate had fallen from 
the 110 holdings of 1~60 to 34 in 1900. The fall in numbers from 1890 
to 1900 was largely the result of the purchase of odd lots by the larger 
farmers, As a result 6 farms on the estate now exceeded 500 acres. 
Three lots in addition were regranted by the Crown but these amounted 
to only 600 acres. In 1900 the improved state of the scheme may be 
judged from the prices fetched by the two sales, which hoth reached 30s. 
per acre. 
On the Dunbar Estate the Government, continued :to sell its land 
holdings to neighbouring farmers in single lots or groups of lots. The 
disposal of the land therefore did not involve the introduction of new 
settlers. In the period 1890 to 1900 a further 345 acres was added as 
nine lots were released. 
The Beaulieu Estate experienced a similar pattern. The Crown 
disposed of 283 acres in the decade 1891-1900, most of it to adjacent 
farmers. The number of holdings was recuced by the purchase of some of 
the 20 acre lots by other farmers on the estate. The reduction was, 
however, small. The number of land transactions in 1900 was also small 
as only 280 acres were sold. 75 acres of this was adjacent to Richmond 
which was expanding beyond its original limits, consequently'prices reached 
£a and £13 per acre. For the normal rural lots, prices of between £1 
and £2 per acre. were obtained. 
The Harmony Estate, as it was further from Richmond, was still in 
a depressed state. In the 1890's the Crown sold 1,240 acres as the 
ruling price on the estate had risen above the Government minimum. 
There remained a considerable number of lots still unapptopriated. In ' 
the only two transactions to take place land'pricAs were l5s. per acre. 
This showed no improvement on 1890. At the Little Harmony Estate only 
40 more acres came on to the market and there was now no lamd remaining 
in Crown hands. On both these estates there had been some amalgamations 
to produce larger holdings. 
The Slang Spruit and New England Estates remained active. At 
Slang Spruit the number of holdings fell sharply to two thircs the number 
ten years before. This was the result of purchases by a number of land 
owners to augment their own lands. This affected all sizes of lots. 
At New England the number of holdings had fallen by only one. However, 
the interest in these estates continued as may be illustrated by land 
prices which did not drop below £5 an acre and rea~hed £20 on the New 
England Estate. 
The other settlement schemes of the 1850's experienced little 
change. The number of holdings at Lidgetton fell but at York and at 
Karkloof conditions were fairly stable. At Lidgetton a further 12 lots 
were disposed of by the estate but all of these increased existing 
holdings. The existing holdings were further increased by amalgamatlons. 
The majority however, were still 20 acre lots and some doubt may be 
expressed as to whether they were occupied. The financial side of the 
estate did not appear to prosper in the decade as the sole lot sold in 
1890 fetched only 30s. an acre. The York settlement retained the same 
~.; 
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number of holdings. The pri'ce of land appears to have increased as the 
largest holding (3910 acres) was sold for 3280 an acre in 1900. The 
Karkloof estate also remained static apart from a couple of purchases of 
small hts by neighbouring farmers~ There remained a large number of lots 
(15 out of 32) still registered in the 1850's owner's name and they 
remained unused. 
The new settlement schemes of the previous 20 years had progressed 
satisfactorily. The Government now had three European s.<:.hemes in progress 
within the County, at Wilgefontein, Drank Vlei and Ulufafa. The Natal 
Land and Colonization Company had schemes at New Hawick, Johnston and 
Shortts Retreat. 
The Wilgefontein settlement remained static. All lots were occupied 
but 12 were not finally paid for. There had been a number of amalgamations 
reducing the number of holdings from the 40 planned to 30, with one 
owner possessing three lots. The Commonage remained i~ Government hands, 
but it was largely useless as many farmers did not use it. It appears 
to have continued to prosper as 84s. per acre was paid in the one 
transaction registered in 1900. 
The Dronk Vlei Settlement Scheme proclaimed:in 1896, had been 
allocated almost immediately. By 1900 only 4 of the 43 lots remained 
unoccupied. The lots were of a realistic size for small farmers as there 
was only one amalgamation of lots in the first five years of the settle-
ment, and as a result the average size of holding was approximately 700 
acres .: .The settlement although planned in the 1880's, had only been 
brought to fruition in the 1890's as the surrounding lands were occupied. 
The U1ufafa Settlement dating from the same year was equally Ruccessful. 
By the end of the 1900 all but hbree lots had been occupied ~ Both the 
schemes were specifically for Europeans. The other schemes of settle-
ments appear to have been for Native purchasers, although several were 
purchased by Europeans when Native purchasers were either not available 
or unable to continue their payments. 
The Natal Land and Colonization Company~s schemes were pursued 
vigo-rous1y. The general rise in land prices in most of the :County 
during the 1890' s resulted in greatly inc'reased sales of the Company's 
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lands, although they also recommended purchases. As a result their 
holdings were reduced to 158,511 acres. The main settlement scheme 
continued .to be an-lew Howick. In 1900 the Company's area had been 
reduced to just over 10,000 acres and 14 of the 32 lots had been sold, 
This left the more inaccessible lots in the north-west of the estate. 
The ll~ lots however were held by 7 owners, indicating that the Company's 
hopes of introducing a family per lot were unfounded. The Company was 
not influenced by ideas such as settlement programmes as was the case with 
the Government. Purchasers were welcomed, even if they did own the 
adjacent lot. At Johnston only one purchaser had appeared by 1900 to 
purchase 84 acres. The remaInder of the scheme remained waste. At 
Shortts Retreat the Company hml.-managed to se11 a further two lots, 
reducing the Company owned areas to 1129 acres, although several lots 
were in the process of being purchased. 
Around Pietermaritzburg there was an almost complete ring of small 
European owned holdings, associated with the settiement schemes and the 
division of several farms. Edenda1e had been divided amongst non-
Europeans and was continuous with the Zwartkop Location, while the Bishop 
of Natal's lands on the east provided the only other interruption. The 
zoning :of the sizes of holdings which had been lacking in the early 
stages of settlement was beginnins to appear. 
Subdivision of the original large Voortrekker and 1857 Quit Rent 
grants continued, especially in the north-east of the County where many 
holdings of under 1000 acres were produced by 1900. Subdivision had 
. i1.0t occurred dm such a large scale in the west. The subdivisions were 
occuning in areas basically similar to the south and centre of Umvoti 
County and for much the same reasons, namely improved farmi.ng techniques. 
The expansion of settlement had produced farms mainly of 2000-
4000 acres in the Drakensberg region, where filling in had taken place. 
The filling in was partially accomplished by the extent ion of valley 
farms up the sides of the valley onto the interfluves and so represented 
no increase in the number of settlers. The interf1uves had been avoided 
in the 1880's. The extension up the river valleys continued into the 
Drakensberg themselves. There remained extensive tracts of land on the 
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interiuves and around Bulwer which were still to be occupied. Some of 
these areas were intentionally left but most had seemed undesirable 
either from the point of view of too great a degree of relief or 
difficulty of access to water supplies. Several large holdings of over 
5000 acres had been built up by 1900 with-in this area, in spite of the 
Government's intention of restricting the size of holdings to a maximum 
of 2,000 acres. 
Native and Church purchasers, had extended the areas held to over 
200,000 acres betwven them. Most of this land was in the areaS newly 
opened since 1880, and most of the most recent purchases were in the 
upper Umkomaas valley and the middle Umzimkulu valley. Thus, one tenth 
of the County outside the Locations and Mission Reserves was not owned 
by Europeans. 
The improvement in land prices proceeded. There was only one 
sale at less than lOs. B!l , ~ acre, and nearly 70 per cent of the sales were 
for £1 an acre or more. Prices of over £5 an acre were general, close 
to the urban centres of Pietermaritzburg and Richmond and only the 
poorer lands which had not developed fetched less than £1 an acre (Table 
105). 
TABLE 105 
LAND PRICES IN PIETERMARITZBURG COUNTY, 1900 
Value 
Under lOs. 
las. to 19s. 11d. 
£1 to 39s. lId. 
£2 to 99s. 11d. 
£5 to 199s. 11d. 
£10 and over 
Total 


















In Victoria County there had also been a slight extension of 
the settled area. The amount of Crown land now amounted to no more 
than 1,500 acres. The remaining lands within the Tugela valley were 
appropriated and most of the few remaining waste lands were allocated. 
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There was as a result 367,996 acres appropriated within the County, an 
increase of 18,000 acres on the figure for 1890. However, the area 
occupied by the Indians increased from 960 to 10,971 acres so Lhat the 
area occupied by Europeans increased only by 8,000 acres to 345,605 acres. 
This was divided amongst 497 holdings, a decline on the 1890 figur~. 
Of these, only one thtrd were now on the settlement schemes and the 
cottrast between the settlement schemes and the remainder of the 
County had become less noticeable (Table 106). 
TABLE 106 
FARM SIZES IN VICTORIA COUNTY, 1900 
Size Settlement Schemes Remainder of County 
No. Area No. Area No, Area 
6 20 51 740 34 378 85 1,118 
21 - 50 39 1,576 25 888 64 2,464 
51- - 100 26 2,C81 30 2;475 56 ..4 ,556 
101 - 200 21 3,296 34 4,917 55 8,213 
201 - 300 9 1,922 39 10,026 48 11 ,942 
301 - 500 7 2,825 46 17,256 53 20,081 
501 - 700 4 2,571 33 19,271 37 21,842 
701 - 1000 1 737 23 19,262 24 19,999 
1001 - 1500 2 2,375 30 38,572 32 40,947 
1501 - 2000 1 1,652 9 18,055 10 19,707 
2001 - 3000 13 30,023 13 30,023 
3001 - 5000 7 25,897 7 25,897 
5001 - 10000 9 53,513 9 53,513 
Over 10000 4 85,303 4 85,303 
Total 161 19,775 336 325,830 497 345,605 
The County in 1900 exibite~ for the first time, an increase in 
the average size as a result of the amalgamation of holdings, both 
inside and outside the settlement schemes. On the Cotton Lands 
Estate the number of Eur?peans holdings fell to 90. Only 248 acres 
remained in Government hands. However, the most noticeable change 
had occurred in the area occupied by Indians. In 10 years this land 
increased from 275 acres to 1,908 acres. Many of the Indian .. owners 
had bought single lots or small blocks of lots. The amalgamation of 
lots continued and 5 owners now possessed over 10 lots apiece. 
However, the number of single or divided lots incDEased from 54 to 61. 
This was the result of the division of lots near the coast. In this 
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area 16 new small lots of under 20 acres each were formed. The sugar 
companies had also purchased small areas, but these runounted to no more 
than 800 acres. On Morewood!$ estate, little change was noticeable from 
1890 while on the two remaining Byrne estates the only noticeable changes 
were the purchase of areas by the sugar companies. On Lot 31 Natal 
Estates had purchased 28 lots totalling 2,850 acres, or over 60 per cent 
of the estate. Natal Estates was the successor to the Natal Central 
Sugar Company. On Lots 44-47 the new Tongaat Sugar Company had purchased 
five lots totalling 481 acres. On both these estates Indian purchases 
had been considerable, amounting to 755 acres. 
The pattern in the remainder of the County was simi1ar:xo that of 
10 years before, with the noticeable exception of the formation and 
development of the produce companies who possessed '38,383 acres or 10 
per cent of the area of the County. Three major companies were emerging, 
Natal Estates,in the south of the County, between Cotton Lands and 
Durban, (vlhich possessed 16,018 acres), the Tongaat Sugar Company to the 
north of Cotton Lands and south of the Tongaat River (5827 acres) and 
Hulett's in the north at Kearsney and in scattered estates to the north 
of Stanger (14,644 acres). These companies, with the resources they 
possessed, were able ,to purchase land in times of depression. \ 'fhe 
1890~had not been a period of great prosperity in the sugar industry, 
with the result that a number of farmers had sold for the best price 
available. Land prices were generally good in 1900 with 75 per cent 
of the land sold in the County fetching £2 an acre or more. Only the 
remoter land in the rPrth and "Jest went for less, while 30 per cent 
fetched over £5 an acre. 
The land companies and speculators appear to have still been 
active in the County in spite of large purchases by the sugar companies. 
The Natal Land and Colonization Company still possessed 79,450 acres. 
The area actually in private European hands was as a result comparatively 
low, only amounting to 60 per cent of the County. 
4. 6. 7. Durban County 
Durban County, too, was little changed compared with 1890. , The 
area in European hands again shrank as Indians purchased another 1 500 , 
'1 ! ~F1I--====::;:O===:::::::::::====~=======~==-__ _ 
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acres. This left 112,726 acres in European hands in 307 holdings(Table 
107). 
TABLE 107 
FARM SIZES IN DURBAN COUNTY, 1900 
Size No. qf Holdings Area 
6 - 20 80 1,063 
21 - 50 70 2,357 
51 - 1100 50 3,605 
101 - 200 38 5,511 
201 - 300 20 4,993 
301 - 500 11 4,350 
501 - 700 6 3,338 
701 - 1000 11 9,220 
1001 - 2000 9 12,310 
2001 - 3000 3 6,732 
3001 5000 2 8,189 
5001 - 10000 6 33,853 
Over 10000 1 17,205 
Total 307 112,726 
The expansion of the town of Durban was such that the farms linking 
it with Pinetown had been almost completely divided. It was only at Cato 
11anor that a sizeable remainder of 3209 acres was left in the hands of a 
group of property agents. Nearly 1500 acres of Cato Manor had been sold 
in lots of varying sizes between 1890 and 1900. At Wandbeck the remainder 
had been reduced to 221 acres, while at Pinetown some further subdivision 
had occurred extending the area of the town. Most of the farms close to 
Durban had been divided into lots for small holdings and occasionally i~to 
residential areas. However, much of the land adjacent to the southern 
route from Durban to PiUt~toWll t%ssU.ll held by .the Natal Land and 
Colonization Company. There were, as a result, three prongs of division 
radiating from Durban, one along the main.road to Pinetown through Wandsbeck, 
the other along the Umbilo to Pinetown and the third ac~oss the Bay at 
Wentworth and the Bluff reaching down the coast. Elsewhere the holdings 
were larger and it is noteworthy that the 12 holdings of over 2,000 acres 
occupied half the area of the County. 
The position of speculative land changed in the 1890's. The Durban 
Collegiate lands were leased to the Illovo Sugar Company in 1895 and : ::..~~.:::-
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New lots were opened in the south of the County, however, and these also 
were leased to the 111070 Sugar Company. The demand for the release 
of Native areas for European agricultural settlement and the demand for 
land for suburban expansion were undoubtedly ncreasing as land close to 
Durban was now in extremely short supply and commanding high prices. 
The Natal Land and Colonization Company, with 23,381 acres, remained 
the largest landorvuer in the County. Its land was still tied up in 
surveyed lots for which high prices were required and for which there 
were few purchasers. These lots remained occupied by Natives, and 
thus the Company was open to the charge of 'Kaffir Farming' in an era 
when racial feelings were rising. 
The continuing shor-tage of land for sale led to a continuation of 
the general rise in land prices and in 1900 nearly half the land sold 
fetched £10 per acre or more. Howevel:, the value of land was probably 
rising more rapidly in the vicinity of Durban than elsewhere in the 
County as a result of the considerable development of the port and the 
general increase in population. 
4.6.8. Alexandra County 
In Alexandra County the area occupied increased in the decade to 
nea.rly 250,000 acres. In 1900, 186,688 acres comprised 180 European-
owned holdings (Table 108); .50,819 acres were held by Natives, .4290 
acres by Indians, an.a 5746 acres by c1l1.u·ches. The missions, Natives 
and Indians had occupied 56,000 acres out of a total of 100,000 acres 
th3t were settled between 1390 and 1900. 
Host of the ne'liJly settled land was in the interior of the county .• 
Nearly the whole of the coa.stal belt, which had not been allocated 
to Native Locations ha.d been previously claimed. Unlike the extension 
of settlement, 'to1hich took place in the intez'ior countieS in the 1890' s, 
that in Alexandra was not continuous. It was extremely uneven as 
only the better land was sought out. In part this was due to the very 
broken nature of the land surface. The granite lands presented feH 




FARM SIZES IN ALEXANDRA COUNTY, 1900 
Size No. of Holdings Area 
6 - 20 7 68 
21 - 50 4 134 
51 - 100 10 375 
101 - 200 22 3,155 
201 - 300 13 3,401 
301 - 500 24 9,591 
501 - 700 26 15,546 
701 - 1000 22 18,941 
1001 - 2000 26 34,929 
2001 - 3000 16 39,774 
3001 - 5000 3 9,545 
Over 5000 7 50,729 
Total 130 186,688 
The range of relief was comparatively low, a maximum of 1500 feet, but 
the Sbpes had been and remained a serious obstacle to agricultural 
settlement. The new areas were opened in lots of 500 to 2000 acres. 
The older settled parts of Alexandra County witnessed a certain degree 
of farm amalgamation. Several substantial holdings of over 3000 acres 
had been built up close to the area of the old Umzinto Sugar Company. 
4. 6. 9. Alfred County 
In Alfred County both the occupied and European areas had doubled 
in the ten year period. There were now 200,499 acres occupied by 
Europeans in 247 holdings (Table 109). The church and Native holdings 
accounted £or another 29,085 acres. 
The Coun~ had experienced a major period of colonization when the 
interior was almost completely occupied and the zone of settlement 
progressed a further 10 miles down the coast. The Umzimkulwana sett1e-
ment scheme had been reopened under revised terms in 1896. The size of 
lots had been substantially increased to approximately 2000 acres each 
and all but two of them had been allotted by 1900. The interior lots 
were larger than the coastal ones although a few interior lots were 
exceptionally small. 





FARM SIZES IN ALFRED COUNTY, 1900 
Size No. of Holdings Area 
6 - 20 7 129 
21 - 50 14 594 
51 - 100 46 4,258 
101 - 200 27 4,023 
201 - 300 19 4,789 
301 - 500 22 8,531 
501 - 700 17 10,351 
701 - 1000 24 20,065 
1001 - 2000 37 55,150 
2001 - 3000 26 59,516 
3001 5000 6 20,971 
Over 5000 2 12,122 
Total 2l.7 200,499 
being the Oribi Flats region and the southern part of the coastal belt, 
It is noticeable that farms such as Ramsgate and Margate had not been 
occupied in 1900 due to the extremely poor communications even at this 
date. Improvements were being made rapidly ~ the effects upon the 
County were still slight. The land in Alfred County was of very variable 
quality. Much of it was of broken relief with substantial gorges cut by 
the Umzimkulu system and the Umtamvuma. Steep slopes.:in the interior 
watersheds led to Government reserve areas for permanent forests. These 
together with the isolated reserves broke up the area of European holdings 
to a large extent. Thus, there was no continuity of holding from the 
coast to Harding. 
4. 6. 10. Church and non-European Lands. 
As in the case of the 1880's, the 1890's were a period of considerable 
European advancement. At the same time non-Europeans substantially 
increased their holding, so that over half a million acres outside the 
Native Locations and }1ission Reserves wen.! in the hands of the churches, 
Natives and Indians . (Table 110). 
Native purchases in the 1890's were high but they sho~d a conSiderable / 
slackening off compared with the previous decade. 
( 
The Native lack of 
capital always militated against any extensive purchases, while .the 
i' : .... 
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TABLE 110 
CHURCH AND NON -EUROPEAN LAND OtVNERSHIP IN NATAL, 1900 
County Churches 

























frequent inability to continue payments made .their position insecure even 
when the land had been allotted to them. It is noticeable that many 
lots, particularly in Pietermaritzburg County. were originally purchased 
by Natives ~nd then sold to Europeans, when payments became difficult. 
However, the achievement of purchasing nearly 400,000 acres waS note-
worthy. The purchases by the missionary societies also continued but 
again on a reduced scale. 
Indian land purchases were much more spectacular, with seven times 
as much land in Indian hands in 1900 as in 1890. This was almost 
entirely situated near the coast, particularly in Victoria County where 
small lots were available in considerable numbers. No new grants were 
made for indentured labourers so that the increase represented purchases, 
mostly at high prices • 
. 4. 6. 11. Speculators and land companies, 
No estimate of speculative holdings is possible in 1900 owing to the 
difficulty of identifying the speculators. The private speculators of the 
1850's had mostly died by 1900 and their lands had been taken over by a 
variety of persons, who mayor may not have used the lands. The remaining 
property company, the Natal Land and Colonization Company, still possessed 
402,275 acres, a reduction of only 9 per cent in the decade, due largely to 
the high prices demanded for land and comparatively uncertain conditions 
prevailing in the l890's. However, the remaining areas of Natal were small 
with the result that the-free land concept in Natal was coming to an end 




greater use pught to be made of the existing areas. 
The produce companies increased their holdings i.n the decade with 
the development of mining in the vicinity of Newcastle and Dundee and 
the increasing capitalization of the sugar industries on the coast. The 
produce companies on the coast now possessed 45,846 acres on the coast 
and a further 6,580 acres in the interior. 
4. 6. 12. Land values 
Land nales again declined in 1900, as a result of uncertain-.ties. 
Only 0.5 per cent of K1ip River County was sold as a result of the war. 
The turnover was uniformly low with only 2.2 per cent sold, (Table 111). 
Once more the limitations of this table, as in the case of Table 98 need. 
to be borne in mind. 
TABLE 111 
LAND SALES, 1900 
County Area 
Alienated 






























The value of land continued to rise in the Colony as may be shown 
by the fact that whereas only 22.4 per cent of the land sold in 1890 
fetched £1 per acre or more, in 1900 this proportion had risen to 53.3 
per cent (Table 112). The smaller size of lots sold was particularly 
noticeable and accounted in part for the rise in the value of land. 
Value 















LAND VALUES, 1900 








4. 7. The Situation in 1910 










The first decade bf the twentieth century was one of rapid change 
in Natal. The boom conditions associated with the war were followed by 
one of the most severe depressions in South Africa to date. It severely 
upset the agricultural community and tended to accelerate the changes 
which were in progress beforehand. The rapid economic changes affected 
the Government which actively pursued a policy of strengthening the rural 
economy as much as possible. The rapid expansi.on of settlement of the 
laDt twenty years of the nineteenth century came to an end as new land in 
Natal was virtually non-existent except in Zululand • 
The area occupied by Europeans in Natal, excluding Zululand, only 
increased from 7.1 to 7.3 milli.on acres in the decade; (Fig. 51), 
However, the number of holdings increased substantially from 4,322 to 
5,178 (table 113). This was partly the result of the general tendency 
towards smaller holdings on the part of private individuals and also the 
work of the Government through a series of new settlement schemes aimed 
at closer settlement. The areas held by churches and non-Europeans had 
not increased as fast as in previous decades and indeed Native held land 
fell slightly in extent. 
The Colony had achieved a high degree of maturity by 1910, and the 
ownership pattern was to a large extent stabilised. This may be borne 









Fig. 51. Area occupied In 1910. 
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AREAS IN PRIVATE OWNERSHIP, 1910 
County No. of ~re6. Average Median 
Holdings Size Size 
Rlip River 1,110 2,308,396 2080 1550 . 
Heenen 656 1,287,163 1962 1550 
Uthvoti 1.20 634,343 1510 1100 
PietermaritBburg 1,536 2,106,909 1372 700 
Victoria 484 336,215 695 150 
Durban 392 101,540 259 50 
Alexandra 261 235,728 903 500 
Alfred 319 242,988 762 450 
Natal 5,178 7,253,282 1900 :"010 
decre~sed in the 50 year period, but not as much as might be expected, 
with the general division of the larger holdings. The reasons for this 
are not hard to find, they are reflected in the greatly increased median 
value. The small lots of the 1850 settlement schemes had been largely 
removed, and there remained fewer small lots in these areas. The sizes 
of holdings reflect a considerable increase in the number of medium sized 
holdings of between 1000 and 3000 acres (Table 114). Attempts at 
distinguishing the dominant sizes of farms on the Voortrekker and 1857 
Quit Rent Grants were unsuccessful. The number of holdings of 
approximately 6000 acres was no longer significant, as it was in 1860. 
The number of large holdings had fallen appreciably. Only 226 holdings 
exceeded 5000 acres compared with 347 in 1860 and 310 only ten years 
before, while only 37 exceeded 10,000 acres (Fig. 52). The decline 
in the number of large holdings was therefore of considerable importance. 
In contrast the number of holdings between 1000 and 2000 acres increased 
to 1,044 compared with only 835 in 1900 and 139 in 1860, (Fig. 53). The 
.. } number of small lots also increased as a result of irrigation settlements 
., 
;). at Winterton and Weenen and continued subdivision in the coastal counties. 
The differences between the 1850 settlement schemes and the 
remainder of the Colony, had been drastically reduced.* 
* The progress in disentangling the settlements schemes is illustrated 
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SIU: OF HOLDINGS IN NATAL, 1910 
Size No. of Holdings Area 
6 - 20 349 4,918 
21 - 50 362 13,356 
51 - 100 331 25,966 
101 - 200 328 49,707 
201 - 300 234 59,225 
301 - 500 471 191,265 
501 - 700 376 223,321 
701 - 1000 474 413,359 
1001 - 2000 1,044 1,532,134 
2001 - 3000 549 1,338,406 
3001 - 5000 434 1,597,914 
5001 - 10000 189 1,262,043 
Over 10000 37 541;668: 
Total 
Total 5,178 7,253,282 
It was no longer possib1e to produce comparable statistics for the 
settlements in Pietermatitzburg County as the estates had been purchased 
by neighbourirtg farmers to such an extent that no balance would be 
possible. Hdwever, if farms which were predominantly od the estates are 
taken into consideration the following figures are obtained. In 
Pietermaritzburg County the average size of farm on the settlement 
schemes was 231 acres compared with 1590 in the rest of the County, while 
the figures for Victoria County were 130 acres for the settlement schemes 
and 941 acres for the remainder of the County. In both cases the average 
size for the settlement schemes .was about one seventh of that for the 
remainder of the County. There was still a noticeable difference between 
the schemes and their surroundings after 60 years. The number of lots 
on the settlement schemes had fallen from 880 in 1860 to 394 in 1910. 
New settlement schemes had been established by the Colonial 
Government and by private companies and individuals. The Government 
-. 
took increasing interest in c10Fer settlement schemes and in the period 
1901-1910 several new ones were established. Government control was 
being steadily increased, both directly and indirectly through taxation 
to influence the size of holding. 
The extension of settlement in the decade prece-ding Union was 
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slight within the old boundaries of the Colony. The main areas of 
European expansion were in the south of the Colony in southern 
Pietermaritzburg, Alexandra and Alfred. Elsewhere there was little 
or no expansion as tl.1e limits had been virtually reached in 1900. 
Interest centres therefore upon the internal rearrangements which 
took place, in particular to movement towards closer settlement. 
4. 7. 2. Klip River County 
The area of European ownemhip in the County showed only a 
slight extension between 1900 and 1910. This was theresu1t of three 
factors. The first was the Government purchase of 22,162 aires at 
Bergvi11e, 5,276 acres near Ladysmith and 12,533 acres at Kuick Vlei 
for closer settlement schemes, and second 6,921 acres of grazing land 
in the Drakensberg were abandoned as being uneconomic and third 14,000 
acres had been purchased by Natives. To offset this loss, several lots 
had been sold by ~he Government throughout the County filling-in areas, 
such as the Tugels valley and parts of the low Drakensberg. These 
lots although individually small, together amounted to some 62,000 
acres. In 1910 there were as a result 1,110 holdings within the 
County, covering 2,308,396 acres. (Table 115). 
The increase in the number of holdings was mainly the result of 
a large number of subdivisions within the County, It was noticeable 
that all size groups over 4000 acres showed a decline between 1900 and 
1910. The number of farms over 10,000 acres fell from 23 to 14 in the 
same period. The subdivisional process extended throughout the County 
and accounted for much of the reduction in the large farms. However, 
the Government settlement schemes involved the purchase of 39,971 acres, 
which included five properties of over 4000 acres. None of the new 
settlement schemes had been occupied ao that almost 40,OOOacres of land 
in the centre of the occupied area remained unused in 1910. 
The ~dvance of settlement had occurred largely within the low 
Drakensberg on the Orange Free State border, (24,000 acres), where a 
number of new allotments and leases had been issued. Elsewhere isolated 
blocks of country such as the more rugged lands in the north of the 
"'3l1t-
TABLE l15 
FARH SIZES IN KLIP RIVER COUNTY, 1910 
Size No. of Holdings Area 
6 - 50 28 699 
51 - 100 14 1,184 
101 - 200 30 4,862 
201 - 300 22 5,481 
301 - 500 77 31,877 
501 - 700 77 46,034 
701 - 1000 144 124,659 
1001 - 2000 320 477 ,374 
2001 - 3000 171 418,378 
3001 - 4000 100 341,736 
4001 - 5000 45 194,149 
5001 - 6000 26 145,267 
6001 - 7000 12 78,566 
7001 - 8000 11 82,239 
8001 - 10000 19 162,296 
Over 10000 14 193,595 
Total 1,110 2,308,396 
.... ' 
County and some 5000 acres of old leases at Dundee were allotted. 
Th~contrast between the north and south of the County which 
had been so noticeable from the late 1840's onwards was greatly reduced. 
The distribution of large farms (over 10,000 acres) was.stUI pre-
dominantly in the older, southern, part of the County, but subdivision 
had affected the southern part to a much higher degree than the north, 
resulting in a levelling out of the contrast between the two areas. 
Owing to the system of grants there was a tendency for the most recent 
and most peripheral grants to be the smallest -with the result that farm 
sizes were generally smaller on the margins of the County, than the 
centre, particularly on the Buffalo River boundary. 
There were only two private settlement schemes in the County. 
Both had been under the control of the Natal Land and Colonization 
Company. The one at Danae Kraal to the north of Ladysmith had envisaged 
a settlement of smallholdings on lots averaging approximately 30 acres. 
Although in 1910 this scheme had been in operation for over 25 years only 
..': eighteen holdings had been sold, ooveving 550 acres. The remaining 1,350 
,"\' 
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Ladysmith had bean divi&ted into lots of varying sizes and by 1910 all had 
been sold. However, 1,583 acres had bean sold to Natives and the 
remainder was divided into eight holdings. In addition the farm, 
Wanhoop, in the Drakensberg had been subdivided into 6 lots only one of 
which remained 1n the Company's hands. Otherwise K1ip River County had 
not been th~ scene of any systematic colonization schemes up' to 1910. 
The division of holdings was the rwsu1t of private transactions. 
l1o{\c.e,abk 
It was ' particular1YAin . an area, whfich was dominantly Afrikaans-
a.nd. , 
speaking" the influence of Roman-Dutch law was especially strong. The 
division of farms amongst all the heirs, sometimes as many as 12, led 
to a process of rapid division in a couple of generations. The decade 
from 1900 to 1910 appears to have been one of particularly high mortality 
so far as the owners of large estates were concer.ned. As an example, 
J. P. Buys possessed 16,917 acres which on his death he divided amongst 
his 11 heirs. The three grants he had acquired were divided'·ififo. ten 
lots of 1,6i8 acres and one of 435 acres (the smaller one going to a 
daugl1er) • Immediately the size of holdings had plunged from economic 
to uneconomic, and the slow process of reama1gamation began. Two of 
his heirs bought out two others, producing two farms of 3217 acres. 
This sequence was repeated many times in the County. Usually the farm 
was equally divided but sometimes account was taken of the varying 
capabilities of the farm, particularly with regard to water supplies, 
producing odd shap~d holdings. Occasionally one heir obtained most of 
the farm. After division the reverse process began. Attempts were 
made by some of the heirs to obtain economic holdings, and some reattsing 
they could not all stay on the property sold their shares" 
Occasionally the farm would be left in undivided shares, but this was 
very unusual. Partition on death was the most important factor leading 
to smaller ho1ding$ in:=the County, and in fact throughout much of the' . ~. 
interior of Natal. 
The holdings of Natives and churches increased in the decade, 
although slowly. The missions held 31,271 acres and the Natives 
155,158 acres, with a small Indian holding of 489 acres. The church 
and Native holdings vere scattered throughout the County, but a few 
r· 
~ , , 
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marked concentrations were clearly apparent by 1910. The largest 
continuous block of Native owned land (35,895 acres) occurred about six 
miles to the north of Ladysmith. The two other large blocks were in 
the Washbank area which 22,595 acres of Native land and 7,974 acres of 
mission land was situated and in the area to the south-east of Newcastle 
where a series of blocks of Native owned land accounted for nearly 65,000 
acres. Other blocks were much smaller. The scattered nature of the 
Native and church properties was due to the lack of large Native Locations 
in the County, so that purchase was the only possible wa~ of obtai~ing 
land. 
The original speculators were mostly dead by 1910, and:~heir lands 
had been sold. There remained the Natal Land and Colonization Company 
which still possessed 36,447 acres in the County ,. all of it in the 
southern portion. The other finance compahies such as the Transvaal 
and South' African Land Tr~st held only 3,061 acres and the Natal Bank 
8,100 acres. A number of new privat~ companies had been formed but it 
is difficult to tell whether they were family concerns or not. One 
indication of the extension of produce companies to Klip River County 
was the purchase of 8002 acres by the Tugaa Estates Company which intended 
raising ostriches. Other companies such as the Diamond Exploration 
Syndicate which bought land in the depressed pDriod after the war, sold 
their holdings as rapidly as possible. 
However, the major activity centred around the coalmining industry. 
The main field extended from Elands Leagte in the south to Newcastle in 
the north, roughly along the line of the railway with other areas at 
Dundee and to the east of Dundee. The length of the coalfield was 
approximately 53 miles and the width as much as 25 miles at Dunde$. The 
field by 1910 pr,lduced approximately one million tons. The fields in 
Utrecht and Vryheid had not been opened. The area of operations was the 
scane of considerable activity in land sales and leases. The area 
actually owned by the mining companies amounEd:w 18,744 acres with a 
further 14,765 acres leased, in general for 25 years. A further 10,052 
acres was held by syndicates interested in the exploitation of the coal-
field and possession or leasing lands upon the known area. The largest 
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single holding was that of the Newcastle Colleries, who in addition to 
their interests within the Newcastle Townlands, held a further 5,874 
acres adjacent to them. The areas taken directly by the coa1mining 
companies were mostly in comparatively small lots. Of the 16 lots owned, 
9 were under a thousand acres. The land was valuable and in con~equence \ 
usually only the land containing the pitheads was purchased. Even a 
part of the land actually possessed by them was on extended Crown leases. 
In some areas only the mineral rights were leased and the farmer continued 
in virtually undisturbed possession of his land. The land in possession 
of the mining companies was often leased again or used as a private farm 
to produce food for the mine workers. The increase in mining activity 
also led to the establishment or development of new settlements at 
Washbank, Glencoe and Danhauser, further reducing the area available for 
agriculture. Coalmining was therefore profoundly affecting the lands-
cape of the County. 
The price of land continued to rise and by 1910 over two thirds of 
the area sold fetched £1 per acre or more, (Table 116). Agricultural 
land however rarely reached prices above £3 per acre, and most was sold for 
between l5s. and 30s. an acre. The small highly priced lots were mostly 
associated with mining activities and small lots close to Ladysmith. 
One mining lot was sold for £67 per acre. Even comparatively valueless 
land could fetch 30s. an acre in the Tugela Valley if the land appeared 
to be suitable for irrigation. P.rices had evened out a great deal 
between the different parts of lthe County reflecting the development which 
had taken place so that land prices reflected improved values rather than 
the land itself. Land prices in the County had progressed a long way 
in 60 years, when it is considered that the Government had allowed 
purchases at approximately 3d. per acre in the 1840' sand 1850' s=. 
4. 7. 3. Weanen County 
Weenen County was the scene of two major Government settlement 
schemes in the years from 1901 to 1910. They both involved the 
Government resumption of land, 4,000 acres on the Weenen Townlands and 
nearly 18,000 acres at Winterton. Both these areas were divided into 
small holdings for irrigation cultivation. The reSUlting farms were as 
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TABLE .116 
LAND PRICES, KLIP RIVER COUNTY, 1910 
Price No. of Transactions 
4s. to 9s. 11d. 1 
lOs. to 19s. lld. 22 
£1 to 39s. lld. 42 
£2 to 99s. lld. 12 
£5 to 199s. lld. 5 









a result extremely small. Otherwise an increase of only approximately 
19,000 acres had taken place in the area.a1located. Consequently in 
1910 there were 1,287,163 acces of land owned by Europeans and this was 
divided into 656 holdings. (Table l17)~ The Native and church owned 
areas in the County remained fairly static with i3.500 acres in church 
possession and 15,119 acres in that of Natives. The County was 
consequently in a much healthier appearance than it had been at any time 
before. 
TABLE 117 
FARM SIZES IN HEENEN COUNTY, 1910 
Size No. of Holdings Area 
6 - 50 69 2,,443 51 - 100 22 1,427 101 - . 200 17 2,689 201 - 500 59 20,315 501 - 1000 59 47,528 1001 - 2000 175 256,491 2001 - 3000 116 296,572 3001 - 4000 60 19B ~ 987 4001 - 5000 30 135,046 5001 - 7000 38 232,092 7001 - 10000 7 53,525 Over 10000 4 46,048 
Total 656 1,287,163 
The two settlement schemes were of major importance to Weenen 
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County. The Weenen Irrigation settlement on the Townlands was expanded 
in 1902 with the construction of a new high level furrow (Fig. 36). 
The new settlement consisted of a further 51 lots covering 2025 a~res, 
The new area had been thrown open to settlers in 1903, and by 1910 there 
were 41 occupied lots covering 1,638 acres. One of the lots was· 
divided so there were 42 holdings on the new portion. Two of the lots 
taken out in 1903 had been surrendered. Unlike the old scheme the sizes 
of the new lots varied considerably from 25 to 66 acres. Prices for land 
were greatly in advance of the old scheme with prices ranging from £8 
to £21 per acre according to the possibilities for irrigation. The 
whole scheme was closely regulated and the Government in its investigations 
had made sure that the holdings were economic and had a'ssisted the scheme 
~o the extent of constructing a railway spur to the town. In the older 
low level settlement the remaining lots had been sold and one lot 
subdivided. As a result, in 1910, there were 60 holdings covering 2,347 
acres on'the Weenen Townlands with a further ten lots remaining unoccupied. 
Five of the irrigation lots had been taken by persons possessing lands 
around Weenen. In this way the intensive cultivation of the Weenen 
lots supplied fodder to the pastoral farms. 
Olot-e 
The Winterton Irrigation Scheme was much larger andAambitious. 
In 1904the Government purchased three holdings at Winterton along the 
Little Tugela valley. The holdings, including one belonging to the 
Natal Land and Colonization Company and an9bher to the Bishop of Cape 
Town, were unused and waste lands. The Government had to pay high 
prices for these lands, over £1 per acre, for the 17,941 acres. The' 
Government then cut up the land for a new irrigation scheme. Unlike 
the Weenen Scheme the object in the new scheme was to provide varied 
holdings providing each in9i~idual farmer with some irrigable land, some 
arable, non-irrigation land and also some grazing land. Small conunonages 
were also to be provided. 
The lots were related to the irrigation furrow which was constructed 
along the new settlement of Winterton and it ran along the right bank of 
the Little Tugela River (Fig. 40). In all some 55 irrigation lots were 
laid out and the majority of them had dry lots attached and about half 
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had grazing lots. The size of the holdings thus depended upon how 
much of each of these types of land was allotted to the settler. Prices 
ranged from 70s. to 105s. per acre for the irrigation lots, 30s. an acre 
for the dry lots and approximately the same for grazing lots, which 
were potentially litt Ie different from the dry lots. The first 
1906 
settlers arrived in 1904, but the rate of development was slow until,.:.when 
the settlement expanded rapidly. By the end of the 1910, thirty-six 
of the irrigation lots were occupied, most of them close to Winterton. 
The more distant ones were mostly onoccupied. The associated dry and 
grazing lots were also taken. There remained a number of lots which 
were unirrigated. Three lots on the left bank of the Little Tugela 
Rivet were, naturally, beyond the irrigated settlement. Two of the 
lots were taken at prices of 35s. and 46s. per acre. Other lots were 
also outside the area of the irrigated lands arid their allottments. 
Some 2078 acreS were retained by the Irrigation Board as commonages. 
The commonages were long narrow areas of rough ground arranged in such 
a way that the majority of the lando,mers on the scheme would have land 
adjacent to them. The remaining area which did not fit into the scheme 
due to a lack of water laid off separately. Part of it was occupied in 
:. ' 1910. 
In 1910 there were thus 36 holders of irrigation lots and a further 
three owners without irrigation lots. The occupied holdings including 
irrigation lots amounted to some 9217 acres with an additional 2270 
acres in non irrigated holdings. The estate was thus two thirds complete 
by 1910. There is little evidence to suggest that neighbouring farmers 
acquired irrigation lots as happened at Weenen. 
A third sett1ement scheme was undertaken by the Government in 
L 
Weenen County at Varkensfontein, on the Tugela. A Voortrekker farm 
of 7781 acres had been purchased by the Government and divided into 13 
lots. Two of these had been occupied in 1910 amounting to 1,238 acres. 
The Government had thrown the Townlands of Fort Nottingham open 
to settlement. Fort Nottingham had nvver prospered because the main 
road passed approximately 7 miles to the east of it. The Townlands 
were largely redundant and also quite valuable, as the Mooi River flowed 
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through them. They were therefore divided into holdings leaving a 
small area around the township. A total of 11,003 acres was divided 
into seven almost equally sized holdings. All of these wwre taken in 
1910. Adjacent to the Townlands was the Collegiate farm. The Govern-
ment had resumed the unsold 4118 acres of ,:this farm in 1904, and divided 
it into three lots, one of which was taken in 1910. 
At Weston the extensive military remount station appea~nto be the 
next most likely scene of Government action to intensify settlement. 
Several small lots were laid off in 1906-1909 but the station itself 
remained intact. 
By 1910 over half the Natal Land anti Colonization Company's scheme 
at Frere had been sold. Allowing for the 1915 acres set aside as 
commonages, outspans and township, there remained only 1,081 acres to be 
sold. However, the scheme had not progresse9 as had been hoped. The 
majority of the small sub~rbanlots were ~till in the Company's hands owing 
to the high prices demanded for them and the remaining 3124 acres which 
had been sold were held by only 13 persons. The Company was thus left with 
a difficult situation in reclaiming the township, outspan and commonages 
so that it could sell them, as F~ere had never shown any sign of 
developing into a town. 
Some extension of settlement occurred within the County in addition 
to the Government ' s attempts to intensify settlement and bring its own 
unused land within the County into use. The only areas available were 
in the Drakensberg where a block of land above the Upper Tugela Location 
. was laid out for farms and to a lesser extent in the Tugela Valley which 
had previously been regarded as too rugged for settlement. 
The division of existing holdings had also proceeded rapidly. 
This affected the areas of Voortrekker and 1857 Quit Rent grants particu-
larly and accounts .tu the main for the reduction in the number of large 
farms. The reasons for this are similar to those in K1ip River County. 
The area he l d by specu13tors had been greatly reduced. The huldings 
of the Natal Land and Oolamization Company fell from 49,504 acres in 1900 
to 12,293 acres in 1910. Other finance companies held only 1,923 acres. 
However, the tendency which had been present in the 1890's was for 
, : I 
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individual concerns to build up holdings of some size. Butchers, in 
particular, had looked to the grasslands of Weenen as a place to raise 
their own stock, for both beef and mutton. Thus one Pietermaritzburg 
City butcher in 1910 possessed six separate farms in the County totalling 
42,137 acres, and another 22,196 acres in three holdings in the 
Drakensberg. Others purchased on a smaller scale. The results were 
to partially revive the larger holdings and counter the tendency to 
~aller holdings. It is however, extremely difficult to identify the 
persons concerned. The produce companies did make their appearance 
however, although on a smaDer scale. Wattle had been introduced to 
the County and one watde company possessed 1,123 acres near Mooi River. 
The boom in ostrich feathers on the European markets also encouraged one 
company to undertake ostrich farming on 6,207 acres near the Tugela. 
These were smail enterprises and most of Weenen was unaffected by the 
changes taking place elsewhere. 
Land prices within the County continued , their upward movement. 
The settlement schemes were a special case as has been seen. Most land 
sold for between 15s; and 30s. an acre as in Klip River. In 1910 72.9 
per cent of the land sold fetched more than £1 per acre and most of this 
(67.5 per cent) between £1 and £.2 per acre. There was some tendency for 
the Drakensberg lands to be less expensive than those in the centre of 
the County, but this was not very well marked even in 1910. 
4. 7.4. Umvoti County 
The alienated area of Umvoti County remained virtually static 
between 1900 and 1910. The difference registeted in Table 118 was the 
result of the division of properties straddling the boundary with 
Pietermaritzburg which resulted in a gain for Pietermaritzburg County. 
The area can be considered as not having changed. European owned land 
amounted to 634,343 actes divided into 420 holdings. This represents an 
increase of a third in the number of European holdings. Umvoti was an 
area of considerable subdivision in the period from 1900 to 1916. This 
was a process which was accelerating. 
The subdivision of holdings in the south of the County proceeded 
~apidly in the first decade of the twentieth century. The main zone of 
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TABLE 118 
FARM SIZES IN UMVOTI COUNTY, 1910 
Size No. of Holdings Area 
6 - 50 10 250 
51 - 100 17 1,540 
101 - 200 22 3,347 
201 - 500 56 21,253 
501 - 1000 94 72,185 
1001 2000 115 159,406 
2001 - 3000 62 152,574 
3001 - 4000 26 33,799 
4001 - 5000 4 19,057 
5001 - 6000 2 11,988 
6001 - 7000 3 18,866 
Over 7000 9 85,078 
Total 420 634,343 
Kranskop. Nearly half the holdings were under 1000 acres, and the 
majority of these were contained within these above mentioned two zones. 
The larger holdings were in an arc around Grey town. The size of the larger 
holdings was little different to those in Weenen County which this area 
physically resembled. 
The zone of subdivision, as well as being the best agricultural 
land in the County was now served~by rail~ay. It was also ideally suited 
to wattle cultivation, l:hich was rapidly extended throughout the County. 
The trend was reflected in the formation of six wattle companies which in 
1910 had accumulated 16,735 acres. The land thus was becoming increasingly 
valuable. 
The hold~ngs of the Natal Land Colonization Company were reduced 
to 20,518 acres
l nearly all of which lay in the outer zone of large 
holdings. The largest block of land adjacent to the Tugela Location 
(11,585 acres) was leased to local farmers. 
Land prices once more showed an increase. Eightyone per cent of 
the land sold fetched £1 an acre or more and 29 per cent £2 an acre or . 
more. \~ereas in previous years the price zoning had been indistinct~ 
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in 1910 it was much clearer. Prices for wattle land could reach as 
much as £6 per acre although £3 to £4 was more common. Outside the 
areas considered suitable for wattle prices dropped to the more connnon 
ISs. to 30s. an acre. Prices were to some extent a reflection of the 
crop which was sometimes taken into account when transactions took 
place. Stahding wattle trees:understandably commanded high prices. 
4. 7. 5. Pietermaritzburg County 
The alienated area of Pietermnritzburg County continued to expand 
slightly, although the main land boom had ended in 1900. An extra 
92,OOO:acres was added to the occupied area of the County, mainly in the 
Drakensberg region, where substantial new areas ha4 been taken on . the 
interfluve~areasJ which had not been allocated in the 1890's. In 
contrast nearly 46,000 acres had been purchased by the Government for 
settlement schemes in the County. Thus in 1910 there were 2,106 t 909 
acres in European hands divided into 1,536 holdings (Table 119). 
Size 
6 - 20 
21 - 50 
51 - 100 
101 - 200 
201 - 300 
301 - '-SOO 
501 - 700 
701 - 1000 
1001 - .2000 
2001 - 3000 
3001 4000 
4001 - 5000 
5001 - 6000 
6001 - 7000 
7001 - 8000 
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The most important change in the ownership pattern was the 
substantial reduction in the number of large holdings. The number 
over 9000 acres in extent was halved. The number of large holdings 
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had remained fairly static since the 1850's until about 1904. At the 
same time the number of small holdings of under 300 acres was slightly 
reduced. This had been a feature of each ten year period since 1860. 
It was in the medium sized farms of 1000 to 4000 acres that the 
greatest increases were recorded. The increase in this size of holding 
was the result of Governn~nt grant policy in the newly opened areas and 
partly the result of continued subdivision elsewhere. It is noticeable 
that the increase in the number of holdings was substantially less than 
in the three northern counties where the increase in the number of 
holdings amounted ;to just over 30 per cent. Umvoti County increased 
the nmnber of holdings by a record of 39 per cent. In Pietermaritzburg 
County the increase was only 3 per cent, and this ort an increased area. 
The slower rate of increase in the number of holdings is partly 
explained by the further reduction in the number of holdings upon the 
settlement schemes laid out in ';he period 1849-1851. There was a 
reduction mf nearly 50 in the number of holdings upon them, in spite 
of an increased acreage as a result of Government sales (Table 120). 
In addition, the newly opened areas were mostly occupied by fairly large 
holdings, 1500 to 5000 acres in extent. The settlement schemes remained 
one of the most interesting features in the landscape even'.: thDu3h the 
distinction between them and the rest of the County was less noticeable. 
TABLE 120 
FARM SIZES ON THE BYRNE ESTATES, 1910 
Size Vaalkop & Dunbar Beaulieu Harmony Little Slang 
(Acres) Dadelfontein Harmony Spruit 
20 7 4 14 8 2 3 
40 2 5 3 4 2 
50 3 1 7 3 1 
50 and under 14 10 38 15 3 7 
55 - 100 5 3 11 6 3 
Over 100 12 8 17 6 2 6 
Total 31 21 66 27 5 16 
The Vaalkop and Dadelfontein Estate had reached a state of virtual 
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stability by 1910. The number of holdings fell, but only by three. 
Once again t~ was the result of the larger land owners purchasing odd 
lots. Seven farms on the estate exceeded 500 acres in 1910. The area 
held by the Crown was now comparatively small, approximately 150 acres. 
The contrast between the holdings on the western side of the estate, 
which had been divided into lots, and those on the eastern side, which 
had not, 'to7as still most marked with all the small lots, under 150 acres, 
on the western side. 
The Dunbar Estate again showed a considerable reduction in the 
number of holdings. There were in 1910 only 21 entirely situated on 
the estate compared with 161 in 1860. The number of 20 acre plots had 
been reduced from 70 to 4 in the same period. The Government had 
allotted no further lands since 1900 with the result that there still 
remained 170 acres in Crown possession. However,lthere was a not~b.ie 
increase in sizes of holding, particularly asa result of the amalgama-
tion of some of the larger holdings, but over half the estate was held 
by persons owning farms outside the estate. 
The Benu1ieu Estate also exhibited a substantial reduction in the 
number of holdings in the decade. There were just over half the 
number there had been 50 years before. The Government released a 
f~rther 8 plots totalling 215 acres in 10 years, and this left 6 plots 
amounting ~o 160 acres still in its hands. The new lots were all 
purchased by neighbouring farmers, thereby expanding their holdings. 
Several farmers actively expanded their farms so that two possessed 
over 1000 acres each by 1910. These two farms were composed of 23 
. plots amounting to :}.58l acres and .1062 acres in 20 plots. l1any of 
these farms were not regular with perimeter fences because odd plots 
could not be purchased and as a result the farmer ~'las left with a piece 
of alien land in his midst. 
The Harmony Estate was enlarged by the sale of 160 acres of Crown 
land. There remained however, 733 acres awaiting allotment. The 
ntwber of farms was reduced as a number of the larger holdings increased 
their a·creases. The largest now amounted to 2770 acres. It vas 
composed of 62 surveyed plots. It must have been one of the most 
involved holdings in the County. The other holding of over 1000 
acres was composed of 24 plots. The estate had thus reached the 
state of requiring a major reorB~nisation which was not to come 
until 1920's. 
The Little Harmony Estate had almost entirely been converted 
into large holdings and purchased by outside owners. Only three 
plots rem-q:!.ned individually held. The estate had the highest 
proportion of land held by persons outside the estate. 2735 acres 
was held by neighbouring farmers as opposed to 1655 by persons on the 
Estate. 
The two Byrne estates near Pietermaritzburg were further 
simplified in the period from 1900 to 1910. At Slang Spruit one 
purchaser acquired five previous individual holdings and some other 
adjustments took place. None of the resulting holdings exceeded 500 
acres however. At New England the number of holdings fell by a 
further two as a result of amalgamation. As a result one holding now 
exceeded 500 acres for the first time. In both these cases the 
general size of holdings remained small with approximately half of 
them only 50 ~cres or less. 
A number of changes had occurred on the other 1850 settlement 
schemes to make them look very different from conditions in 1850. 
At Lidgetton a further 7 plots amounting to 450 acres had been sold 
in the decade. All the plots had been purchased by existing farmers 
at Lidgetton. This left 11 plots of the original scheme around the _ 
township unsold, amounting to 880 acres. One of the neighbouring 
farmers was able to link his main block of land up with the plots he 
had bought, while the largest holding on the estate now anounted to 
750 acres. However, of the 16 people owning land at Lidgetton, only 
five owned over 60 acres. 
A major reorganisation of the esta~e in the Karkloof took place 
in 1910. One of the farmers extended his holdings by purchasing 10 
plots from persons who had been issued with deeds in 1851 but who 
appeared to have left Natal. The number of holdings on the estate 
thus dropped from 18 to 8. There remained however, 4 lots which had 
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never been transferred in the 59 years since the scheme had been 
laid out. Effectively the estate area was in the hands of 4 farmers, 
two of whom each had over 1500 acres. 
The York settlement showed few changes in the period since 1890. 
There remained lots of under 60 acres, out 3 holdings exceeded 1000 
acres in extent. The Settlement appeared to have matured first and 
to have been reasonably stable. It is interesting to note that the 
estate was within the region of considerable subdivision, so that the 
contrast between the scheme area and its surroundings was no longer 
particularly marked. 
The other 1850 settlement scheme areas such as Sterkspruit and 
north of Pietermaritzburg, had exhibited few changes since 1880. 
The ownership of the Sterkspruit lots remained unchanged even after 
the division of the commonages in 1892. North of Pietermaritzburg 
the small lots had been amalg~ated in many cases and they formed a 
part of the extensive ring of small holdings surrounding the capital. 
The new settlement schemes laid out by the Government between 
1879 and 1896 had been completed. The Wilgefontein settlement was 
complete and all the lots had been paid for. None of the holdings 
~l a large. The largest \'7as combined with lands in neighbouring 
Slang Spruit to form a 887 acre holding. Most consisted of two or 
three of the original lots. There were 18 owners on the 40 lots but 
476 acres had been sold to Indians and a further 22 acres to Natives. 
Such a possibility had not occurred to the Government in 1879 and no 
European occupation clauses had even been inserted into the 
proclamation governing the settlement. The settlp.ment was complete 
although the commonages (2235 acres) remained in the Government's 
hands. 
The Dronk Vlei Settlement was completed in 1904 and by 1910 
there were 42 settlers on the '+3 lots. Some subdivisions and 
amalgamations had occurred with the result that two lots were held 
by neighbouring farmers, and the range of sizes of those exclusively 
on the estate ranged from 200 to 1306 acres. The Ulufafa Settlement 
was also completed but the lots were somewhat larger than at Dronk 
Vlei, with a few of the 14 holdings more than 1000 acres in extent. 
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The Government had not undertaken any new schemes in the County, 
since 1896, but it was actively preparing the Inhlamvlni scheme in the 
area east of Ixopo. A total of 39,461 acres had been purchased from 
4 owners. It was proposed to introduce 35 families onto lots of 
approximately 1100 acres ee.ch~ 
appreciably larger than this. 
Most of the surrounding farms ~cre 
The Natal Land and Colonization Company's settlement scheme at 
New Hawick and Shortt's Retreat showed improvement in the period from 
1900 to 1910. At Shortt's Retreat the Company's remainder was reduced 
to 755 acres, while at New Howick it was reduced to 2906 acres, most 
of which was commonage and outspan, with only two lots unsold. The 
New Howick settlement with its 31 occupied lots was held by 12 persons, 
one of whom held most of his land outside the estate. The original 
lO.t sizes appear to have once again been unrealistic, as 7 of the 
farms exceeded 1000 acres, whareas none of the lots had done so. 
The Company's other schemes, such as the one at Johnston had 
not been any more successful. Some more land had been sold at Johnston 
to a neighbouring farmer, but the settlement scheme itself had been 
abandoned. Similarly the Weltevreden lots ~ebeing sold off in 
blocks to neighbouring farmers. The Company's holdings in the County 
had been reduced to less than half the area which it had held in 1900. 
This was largely the result of considerable Government purchases and its 
own sales policy of disposing of its remaining rural lands as quickly 
as possible. 
The various settlement schemes had constituted the main areas 
of change in the County between 1900 and 1910. The other major changes 
were areas of subdivision, which increased in the zone ee.st of York and 
extended to the Umvoti County boundary. This area was a continuation 
of the area of intensive subdivision in the neighbouring County 
associated with wattle growing. 
One of the features of the new areas of settlement was the 
emergence of farmers possessing more than one farm. The two or more 
farms were often situated in different physical environments. This 
particularly applied to the Drakensberg where several farmers ' possessed 
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lowland and hill grazirtg lands for their stock to be transferred in 
winter. Although it was noted in Weenan County, the phenomenon was 
clearer in Pietermaritzburg County around Himeville. Several farmers 
from the lower areas of the County also took an interest in the upland 
grazings. As a result, some farmers possessed as much as 10,000 
acres if all their holdings are included. What is also apparent was 
the practice of purchasing several Government lots by one farmer to 
produce holdings within this zone which were substantially larger than 
those envisaged by the Government. A few farms were, however, 
extremely small (as little as 100 acres), and it seems highly doubtful if 
successful agriculture could be practised on such a small tract of land 
at this date, before the road system had been improved. 
The areas owned by both the churches and Natives showed a decline 
in the period from 1900 to 1910. It was partly the result of the 
Anglican Church selling some of its holdings and Government and 
European purchases of Native holdings. Although the decline iri area 
was small it showed that in Pietermaritzburg County the high water mark 
of Native purchases had passed and a long decline seemed inevitable but 
for Government intervention. The Church areas fell into two categories. 
First there were the small scattered lots which were used mainly for 
churches, church yards and small farms and secondly there were the large 
blocks of land purchased as Native settlement areas. The last included. 
the original lands close to Pietermaritzburg and the newer areas in the 
south of the County in the Umkomaas valley and to the south of it. 
In this area the Roman Catholic Mission at Marianhill, near Durban, 
had acquired most land. The Native owned lands were particularly 
concentrated into the south and west of the County with the exception 
of the Underberg-Himeville viCinity. 
The activities of speculators appear to have been reduced. 
Several of the large estates built up by mfm like J. v.d. Plank and 
H. Nourse had been sold and although new ones appeared they operated 
on a much smaller scale than the older ones had done. The Natal Land 
and Colonization Company had been greatly reduced in area. In 1910 
it held only 71,704 acres, under half its holdings ten years before. 
Much of this land was concentrated into the eastern portion of the county. 
The newer produce companies had made an appearance in the County. 
The north-eastern portion was particularly suitable for wattle gro~1ing. 
In 1910 only three wattle companies had purchased land in the County, 
one near York and the pther two at Hilton near to Pietermaritzburg. 
The three companies possessed only 14,012 acres, which was sma1le~ 
than toe area owned by wattle companies in Umvoti County. 
The improvement in land prices had been much more gradual than 
in most of the other counties. The proportion of land sold at over 
£1. per acre increased from 67 percent in 1900 to 75 percent in 1910. 
(Table 121). 
TABLE 121 
LAND PRICES IN PIETERMARITZBURG COUNTY, 1910 
Value No. of Sales Average 
4s. to 9s. lld 3 1,157 
lOs. to 198. lId 14 45,420 
£1. to 398. lld 62 101,560 
£2. to 998. lld 39 30,029 
f5. to 199s. lld 14 7,077 
flO. and over 8 1,185 
Total: 140 186,428 
The major events in the volume of purchases in the County were 
those by the Crown amounting to 47,396 acres in 4 purchases. The 
prices paid by the Crown were fair market prices for the land they 
purchased, but as little of it was developed most of it was priced 
from 16s. to 23s. an acre. Land prices showed a distinct zoning. On 
the settlement schemes land prices were generally in excess of those 
ruling in the surrounding lands, but the premium was now small. Land 
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in most parts of the County still fetched l5s. to 30s. an acre, although 
the better lands reached as much as £3. to f4. per acre, particularly 
in positions close to Pietermaritzburg or Richmond. The few high 
prices, over flO. per acre were reserved for trading stores and land 
adjacent to the capital. 
4.7.6. Victoria County. 
In Victoria County there had been a slight extension of the 
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European settled area as the result of the resumption of the Nonoti 
Mission Reserve in 1908, and its division into 15 holdings. There 
remained only a few isolated pockets of unappropriated land in the 
County which had been set aside for various public purposes. 
However, although 4698 acres of the Nonoti Mission Reserve had been 
appropriated, the farm area of the County increased by only 2185 acres 
as a result of subdivision in the south adjacent to Durban and resurveys. 
The area held by Europeam declined to 336,215 acres as a result of 
Indian purchases between 1900 and 1910. (Table 122). In 1910 there 
were 484 European holdings in the County, a decline on the number ten 
years before. 
TABLE 122 
FARM SIZES IN VICTORIA COUNTY, i910 
Size Settlement Schemes Remainder of County Total 
No. Area No .. Area No. Area 
6 - 20 47 713 40 472 87 1,185 
21 - 50 36 1,453 32 1,188 68 2,641 
51 - 100 24 1,889 33 2,484 57 4,373-
101 - 200 18 2,751 39 5,402 57 8,153 
201 .. 300 7 1,726 32 8,365 39 10,091 
301 .. 500 8 3,094 44 17,425 52 20,519 
501 .. 700 1 684 22 12,836 23 13,520 
701 .. 1000 3 2,739 25 20,575 28 23,314 
1001 - 1500 2 2,375 29 36,477 31 38,852 
1501 .. 2000 1 1,652 8 13 ,560 9 15,212 
2001 .. 3000 12 28,485 12 28,485 
3001 - 5000 9 31,408 9 31,408 
3501 - 10000 7 45,160 7 45,160 
Over 10000 5 93,302 5 93,302 
Total 147 19,076 337 317,139 484 336,215 
The number of holdings on the settlement schemes was further 
reduced through purchases by the sugar companies and Indians. The 
number of holdings on the Co~ Lands Estate fell by 13 to 77, which 
was under half the number in 1860; while the number on the other 
estates was only slightly reduced as a result of sugar company 
purchases. The farms with the least activity were those laid out 
by Morewood in 1850. Of the original 58 allotments which were made, 
31 were still in the hands of the original purchasers indicating the 
high proportion of waste land in the estate. No process of sorting 
out the ownership had ever been made, similar to the Byrne Scheme or 
the recent investigation of Hackett's Scheme in the Kark1oof. 
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The Horewood settlement consequently remained an area of small 
holdings to a much greater extent than any of the other estates laid 
out in the period 1849 to 1851. 
Several changes had occurred in the County in the period between 
1900 and 1910. In the main these were developments of the previous 
trends. The most important was the continued expansion of the area 
held by the produce companies. By 1910 the major sugar companies 
had acquired 45,196 acr~s* The largest single area continued to be 
that of the Natal Estates to the north of Durban and south of Cotton 
Lands. This company now possessed 16,434 acres. The Tongaat Sugar 
Company possessed 7032 acres with a further 278 acres leased from a 
neighbouring farmer. Hulett possessed 5 estates in the northern 
portion of the County, totalling 21,730 acres and interests in a 
further 5000 acres which were leased to private planters. The 
importance of the larger units can be shown in addition, by the 
prosperity of the millers who were able to increase their holdings. 
Other produce companies were operative in the County. Only the 
narrow coastal belt some ten miles wide was suitable for the strains 
of sugar which were then available to the Industry, The interior of 
the County, because of its increased altitude and in places the 
presence of mist, was regarded as a suitable area for wattle growing. 
Three companies interested themselves in this in the period up to 1910 
and purchased 21,801 acres of land at lnanda and Doornkop. In 
addition, a tea company with 2018 acres was formed at Inanda. 
R~newed interest in the possibilities of the County thus led to the 
diversification of agriculture, in a period when there were economic 
and environmental restraints on sugar cultivation. 
However, the crisis following the end of the South African War 
reduced a number of farmers to bankruptcy and in general the County did 
not achieve marked prosperity until after Union. The Natal Land and 
Colonization Company's holdings were reduced to 50,789 acres but it 
remained the largest land owner in the County. The reduction was 
largely due to the sale of over 12,000 acres to a wattle company. 
It was also actively disposing of its land at Chakas Kraal, mainly 
to Native and Indian purchasers. The various banks and corporations 
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in the County accounted for another 13,900 acres. The block of 
speculatively held land between Tongaat and Stanger was increased 
in area. Property companies were active near Durban where 1132 acres 
w~re held for future residential developnlent. 
. 
The purchases by Natives on a small scale and by Indians~0n 
a larger scale resulted in a total of 22,453 acres being held by 
Indians in 1910 and 7590 acres by Natives. The Indian holdings 
were almost entirely within the existing sugar belt whereas some of 
the Native owned land was outside it, in the interior of the County. 
The Indians had purchased extensively, but there were marked 
concentrations in the area adjacent to the Umgeni, the interior of 
the Cotton Lands Estate, the Tongaat Estate and small lots on the 
Noncti and Sinqua%i Rivers. There was a tendency for Indian 
purchases to be grouped but it was not well marked by 1910. 
The price of land in the County showed recession in the period 
from 1900 to 1910 as a result of the depression. The proportion of 
land sold for £2. an acre or more fell from 75.5 percent to 37.5 
percent in ten years, although the proportion of sales in this category 
increased. The small lots on the settlement schemes and at the coast 
continued to fetch increased prices, (£5 - £20 an acre), as did these 
adjacent to Durban. However, in the north and interior of the County 
prices dropped to below £2. an acre and several sales in these areas 
took place in the course of 1910. 
4.7.7. Durban County. 
The size of holding in Durban County was profoundly affected by 
the 9pread of Durban in the period before Union. The development 
of suburban railways allowed more land to be opened up as residential 
areas, and they could be further from the town itself. The result 
was a reduction in the area held as European farms of 6 acres or more, 
to only 101,540 acres, but the number of holdings increased by 
nearly a third to 392. (Table 123). The area held by Indians 
increased slightly to 4018 acres, while the area held by the 
churches remained more or less static at · 7770 acres. 





FARM SIZES IN DURBAN COUNTY, 1910 
Size No. of holdings Area 
6 20 114 1,459 
21 - 50 98 3,287 . 51 - 100 63 4,309 
101 - 200 33 4,502 
201 - 300 20 4,806 
301 - 500 23 8,770 
501 - 700 9 4,978 
701 - 1000 11 9,369 
1001 - 2000 14 18,109 
2001 - 3000 1 2,007 
3001 - 5000 3 12,493 
5001 - 10000 2 12,339 
Over 10000 1 14,112 
Total 392 101,540 
The area of ~mall lots extended to Kloof where the farm was ' 
partitioned on the death of the owner and subsequently divided into small 
lots along the main road and railway line. Large areas in the Umgeni 
and Umbilo valleus had bean.div1ded into lots of under 6 acres. In this 
way Durban's suburban fringe extended for up to eleven miles from the 
boundary of the Town1ands. The general subdivision of holdings affected 
all areas as even some of the Natal Land and Colonization Company's land 
in the interior of the County was in the pr'ocess of being purchased. 
The Company, however, still retained 16,071 acres in the County and 
remained the largest landowner. 
A' major development of the decade 1900-1910 was the opening up of 
lands in the south of the County. Part of the Collegiate lands were 
resumed by the Government and divided into lots at Winklespruit. A total 
of 27 lots of 6 acres or over and a number of smaller ones had been sold 
by 1910. Plans were in progress for the division of more land into 
small lots. The Government had resumed 1396 acres of the Um1azi 
Location and leased them to a sugar company_ This was the first major 
encroachment upon the Location after many years of discussion as to the 
future of the coastal areas of the Location. 
Property companies were , active, purcha~ , land which could be 
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divided for residential purposes. The main scene of activity was at 
Wentworth where three land companies had acquired 1271 acres. Estate 
agents, however, purchased a few areas on the margins of Durban in the 
hope of rapid profits, while bankls and finance companies acquired land 
from persons bankrupt as a result of the economic depression. Some 
1682 acres was so held. 
The produce companies showed an improved position with the 
Lntroduction of wattle to : the interior of the County. By 1910 the 
Durban County Wattle Company had purchased 8319 acres, mostly adjac~nt 
to the border with Pietermaritzburg County, while the two sugar compamies 
possessed 6138 acres in the south of the County. The increased importance 
of the produce Fompanies was most marked. 
Land prices again showed no improvement over the 1900 levels as the 
proportion of the land sold at £5 an acre or more dropped slightly from 
57.6 per cent in 1900 to 47.7 per cent in 1910. It must be remembered 
that Natal was still recovering from the economic crisis. 
4. 7. 8. Alexandra County 
The occupied areas of Alexandra County once more showed a considerable 
tncrease as in 1900 it had contained some of the few areas still available 
for colonization. Most of the increase was accounted for by new European 
farms and only a small area (5000 acres) by Native purchases. In 1910 
there "lere 261 Europe~ln.:holdings amounting to some 235,728 acres (Table 
124). 
The m~st notable feature was the presence of one holding possessing 
some 8 p'er cent of the area of the County and two other substantial 
holdings (over 8500 acres) within the same area. The remaining holdings 
were concentrated into the northern portion of the County. There 
remained within the older established areas a number of small holdings 
where division had occurred, particularly adjacent to the ca!\st. , 
In the interior and south of the County, where the land had only 
recently been granted, and where the new additions had occurred, the 
holdings ware more uniform (between 700 and 3000 acres). The areas 
ovmed by Europeans were interspersed with blocks of Native owned land , 
and open Crown Lands. The broken nature of the area also led to the 
Size 
6 20 
21 - 50 
51 - 100 
101 - 200 
201 - 300 
301 - 500 
501 - 700 
701 - 1000 
1001 - 2000 
2001 - 3000 
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highly fragmented pattern as the gorges and areas of rugged relief were 
not worth IDS. an acre~ Considerable tracts of the County thus remained 
open but no attempt was made on the Government's part to even survey it 
for settlement purposes because of its low value and large number of 
Native s~uatters. There was a continuous belt of European settlement 
along the railway line from Umzinto to Pietermaritzburg County but else-
where ~t was interrupted. Part of the Crown Land, consisted of the 
Collegiate lands which had been resumed in 1903 and:xhen divided for sale 
in 14 lots. Only 6 had be~n allocated in 1910, largely because the lots 
were mOf;tly under 500 !tcres in extent and considerably larger areas were 
needed for economic farming units in the interior of the County. 
The Natal Land and Colonization eompany's holdings had fallen to 
5408 acres and there was a noticeable reduction in bank and other holdings 
by speculafors to 1000 acres. The Produce companies of which two sugar 
concerns were in existence in 1910, held only 2354 acres. However, 
strictly there were a large number of companies formed by families engaged 
in the sugar industry, Re~nolds Brothers being the major one. 
Most land transactions involved values of between £2 and £5 per acre, 
with only a small number above or below that figure. The highest prices 
were recorded close to the coast in the Umiinto area and values decreased 
towards the south and west. 
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4. 7. 9. Alfred County 
Alfred County exibited a similar pattern to Alexandra County in 
many ways. The occupied area rose once ~re but not so rapidly as in 
the previous decade. A further 42,000 acres was added to xhe European 
owned area but this inuo1ved a reduction in the area of Native owned land. 
A total of 242,988 acres was held in 319 European farms (Table 125). 
TABLE 125 
FARM SIZES IN ALFRED COUNTY 1910 
Size No. of Holdings Area 
6 - 20 20 26/f 
21 - 50 1L~ 549 
51 100 46 4,238 
101 - 200 30 4,697 
201 - 300 27 6,621 
301 - 500 30 12,036 
501 - 700 31 18,709 
701 - 1000 38 33,217 
1001 - 2000 51 70,806 
2001 - 3000 21 48,849 
3001 - 5000 9 30,880 
Over 5000 2 12,122 
Total 319 242,988 
Small areas of the County had been filled in so that there was by 
1910 a continuous belt of European owned farms extending from Harding to 
the coast. Much of the expansion had been in the form of medium sized 
farms of bwtween 300 and 2000 acres. It is noticeable that the number 
over 2000 acres in the County as a whole declined. The Government threw 
opentT!lo new areas. The first was the Oribi Flats region, which had been 
avoided by settlers on account of its inaccessibility. In 1907 a sett1e-
19 
ment of 31 lots was laid out and had been occupied by 1910. The prices 
!\ 
ranBecl from 19s. to 22s. 6d. per acre according to position. It was 
understandable that those with the greatest degree of relief were left 
unoccupied. The second was on the coast beyond the line reached by 
settlement in 1900. This was divided into the Umtamvuma Lots, only half 
of which were occupied by 1910. Southern Alfred County was still too 
remote for profitable agriculture. It is worth noting that several of 
, I 
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the coastal lots were purchased by speculators interested in developing 
them as holiday resorts when the railway ~as completed. Thus, farms 
such as Bargate and Ramsgate were sold in 1908 for 1513. an acre. 
Finance CODp~Ations only accounted for 1928 acres, and the 
A1fredia Wattle Company for another 4256 acres. Otherwise the land was 
in private hands and mostly in holdings the same size as the criginal 
grants or allotments. The degree of amalgamation or division was low 
in the County as may be witnessed by~the 30 holdings,sti11 100 acres in 
extent)on the Marburg settlement scheme nearly 30 years after it had 
been occupied. 
4. 7. 10. Church and Non-European Lands. 
The areas of Natal held by the churches and the Natives had reached 
a high degree of stability by 1910. The Churches held 134,450 acres 
Natives 397,754 acres and Indians 34,972 acres (Table 126). 
TABLE 126 
CHURCH AND NON-EUROPEAN LAND OtmERSHIP IN NATAL, 1910 
County Churches Natives Indians 
Klip River 31,271 155,153 489 
Weenen 13,500 15,119 
Umvoti 22,015 1,708 
Pietermaritzburg 43,033 140,668 1,287 
Victoria 3,923 7,590 22,453 
Durban 7,770 4,018 
Alexandra 7,252 56,068 6,725 
Alfred 5,686 21 ,443 
Natal 134,450 397,754 34,972 
The Native-owned area increased by only 2641 acres in ten years. 
This suggests that the major purchasing period had ended by 1900. In 
Pietermaritzburg and Alfred Counties there had been declines in the areas 
held and this tendency was marked where European settlers came into 
contact with Native-owned tracts. On the margins of the Native-owned 
land European encroachment became serious. There can be little doubt 
that the passage of the 1913 Union Native Land Act which froze Native-
owned lands saved many of them from steady encroachment by European 
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purchasers. Much of the area held was with freehold or quit :~rent title, 
but Dome tracts were still being purchased on the 20-year credit system 
a.nd it was this which was the most vunerab 1e, as many of the original 
purchasers proved to be as incapable of paying 6d. a year per acre as 
they had 1s. in the 1880 1 s. The Native purchase areas undoubtedly 
interrupted the European fa~in8 areas to an extent which the initial 
creation of Xhe Locations had not done, presenting a major problem of 
disentanglement for the middle of 'the present century, which is still' 
(1969) incomplete. 
The church lands of Natal increased between 1900 and 1910. This 
was due to the continuing purchase of land for Native settlement ~ the 
various missionary societies. The number of Churches had multiplied since 
1860 and some of the newcomers to the missions field in Natal su~h as 
the Hermansberg Mission and the Marianhil1 Mission had succeeded in 
purchasing considerable areas. They were the largest :of the missionary 
land owners (Table 127). In contrast the areas held by the Anglican 
and Dutah Reformed Church had fallen appreciably. 
TABLE 127 
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* Including the American Hethodists, American Hissionary Board 
(2300 acres each) and six smaller churches (including the Dutch Reformed 
, 
Church (600 acres). 
The increase in Indian holdings was again . rapid particularly in 
Victori~ County, which now accounted for 65 per cent of all Indian-owned 
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land in the Province. The highly localised situation of ' the P.dian area:s 
can be noted by the presence of 94.9 per cent of all Indian-owned land in 
the coastal counties. However, the amount of land was small, even in 
Victoria County being onlY.6 per cent of the occH.pied area; and it hardly 
constituted the threat to the European holdings, which it was not very 
seriously alleged to do, at the time :of Union. The major Indian purchases 
were still in the future. 
4. 7. 11. Seeculators and Land Comeanies 
The speculative holdirtgs were, again, difficult to assess. The 
Natal Land and Colonization Company was now only a shadow of its former 
self, possessing a mere 213,266 acres in 1910, only just over half its 
possessions of 10 years before. The political feeling against the large 
land companies was such as to make its extinction as a rural landowner 
almost certain. (Appendix II). The banks and finance houses held little 
land, (31,594 acres). There had been a slight .revival as a result of the 
economic depression but this was comparatively minor, compared with the 
crisis of 1867. In part, this was the result of greater capitalization 
in agriculture and the greater potential that land held as a result of 
~proved communications and new techniques. How much land was in the 
possession of private speculators is a matter for enquiry. 
The produce and allied companies increased their holdings substantially. 
A total of 154,905 acres was held by cmnpanies whose interests in the land 
were those of exploitation as opposed to speculation. (Table 128). 
These companies were present in every county, and mark a distinct 
specialization within the Colony. The coal-extracting companies were, 
naturally, in Klip River County. Ostrich and Lucerne companies were to 
be found on the Tugela River in the dry tracts which, however, could be 
irrigated. Wattle occupied much of the Midlands and interior of the 
coastal belt, while sugar and tea were to be found in the coastal counties. 
The regional specialization was one which was to develop rapidly, but 
the main outlines were already present in 1910. 
A total of 399,765 acres of the European area was therefore in 
the hands of companies, engaged either in production or. speculation. 
This amounted to only 5.5 per cent of the European owned area. There 
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TABLE 128 
PRODUCE COMPANIES J. LAND HOLDINGS, 1910 
Product 
Coal 












were other family companies, but these were mostly engaged in normal 
agriculture and were run as though they were family farms, as ?pposed to 
those listed whieh were run by managers. 
l~. 7. 12. Land Values. 
T~e period from 1900 to 1910 had been one of considerable economic 
vicissitudes with ~he result that even in 1910 the volume of land sold 
waS greatly in excess of the normal turnovers since the 1880's. A total 














































Particularly high levels of transfers were ref$istered .. in Umvoti, 
Pietermaritzburg and Victoria Counties. This was partly the result of 
major reorganizations within the agricultural industry in those areas, 
which most affected by wattle and sugar growing. 
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Some improvement in land prices was notices.ble betwen 1900 and 
1916". but the change was moderate, compared with some of the previous 
increases in price. Over half the land sold fetched between nand £2 
per acre which was a distinct improvement on 1900. 
TABLE 130 
LAND PRICES, 1910 
Value No. of sales Acreage 
4s. to 9s. lId. S 6,023 
lOs. to 19s. lId. 50 102,296 
£1 to 39s. lld. 149 252,970 
£2 to 99s. lId. 134 70,025 
£5 to 199B. lId. 74 11 1 525 
£10 and over 72 3,488 
Total 484 446,327 
The percentage of land sO.Ld at less than £1 per acre dropped from 
46.7 per cent to 24.3 per cent but that sold for £2 per acre or more 
increased slightly from 1848 per cent to 19.0 per cent. This was largely 
due to the decrease in the proportion of small and usually highly valuable 
properties between the two years. Part of this decrease Can be attributed 
to the increase in average size of farm transfered from 482 acres in 1900 
to 915 acres in 1910. As a result direct comparisons might be misleading 
but it would appear that the upward trend in prices was continuing 
although at a slac!cened rate caused by the economic depression following 
the end of the South African War. 
4. 8. Trends in Land Settlement in Natal before Union. 
4. 8. 1. Introduction. 
The object of the Government in alienating land was to attract 
settlers. In Chapter III it was possible to distinguiah the various 
trends in Government policy, while Chapter IV has proceeded to demonstrate 
how effective this policy was at various stages. It is proposed in this 
concluding section to study the trends visible in the period before 
Unton under four headings; the extent of alienated land, the size of 
r: . 
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holdings, the type of ownership, and land values. The spatial aspects 
of these have been dealt with in the preceeding sections. 
4. 8. 2. The Extent of the Alienated LaIJ:.~ 
The areas held under various tenures by individuals or companies 
in Natal increased very rapidly at first and then tended to slow down. 
It would be salutary to note that the allocated area increased from 3.4 
million acres in 1850 to 8,0 million acres in 1910 (Table 131). 
TABLE 131 


























alncluding all 1843 and 1848 grants, plus freehold sales to the end of 
b1850 • 
Including Zululand. 
Land sales were regarded as a means of attracting permanent 
settlers. It would appear therefore that the Natal Government under the 
1843, 1848 and 1857 regulations governing the grant of land under quit 
rent tenure squandered considerable areas of Natal and consequently 
deprived itself of most of the best land in the Colony. The Voortrekkers 
before 1850 acquired the most desirable areas of Natal, for grazing 
purposes. 
Most of the problems of the Colonial Government stemmed from the 
initial grants. The tenure on which they were allocated was secure. 
The only way in which the owner of a Voortrekker grant could be 
dispossessed was by failing to pay the rent. The grants were in marked 
contrast to lthe type of leasehold tenure given to most pastoral farmers 
both in the British Colonies and in the United States. In the Australian 
colonies the 'squatters' received leases which could be cancelled after 
a stated period of notice. In the United States the holders of extensive 
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runs received no recognition at all from the State. 
It was~ therefore, possible to dispossess pastora1ists in most 
countries which were settled at the same time as Natal. Usually 
dispossession only occurred 'tlhen the agricult:;ural potential of the leased 
lands was realised. The Government reserved the right to intensify the 
use of any area which it deemed capable of greater development. The 
failure of the Natal Government to keep such an option open was the 
cause of most of the problems which befell the Crown's land settlement 
policy in the period before Union. 
The adoption of quit rent tenure for the Voortrekker grants had 
three negative results when the settlement of Natal is ~udied. The first 
was the failure to attract any large body of settlers with the promise 
of good farming land. The promoters of .the settlement scheme of 1850 
found it difficult to find Crown Land suitable for close agricultural 
settlement. Later promoters of intensive settlement schemes had the 
same problem. 
The second result was the comparative inflexibility of the colonial 
agricultural system. Parts of Natal were suitable for arable farming 
once cOllUTIuntcations had been .developed. However the pastoral farmers 
'tIlth fev1 exceptions had little desire to change their mode of living and 
consequently remained pastoralists. The Government possessed no means 
of evicting them and introducing agriculturalists. The Government of 
several Australian colonies and the Unites States adopted the course of 
removing pastoral farmers and introducing arable farmers when conditions 
were suftable. 
The third result was the lack of incentive to develop the 
communications network in Natal. The dispersed nature of the , settl~ment 
and the likelihood of its remaining so, effectively prevented the 
revelopment of railways to serve the agricultural community. In the 
United States and most of the Australian Colonies dense networks of 
railways were constructed to serve the crop raising regions. Railway 
construction in ~urn aided development and frequently closer agricultural 
~eve10pment and railway construction want together. In Natal there 
was never the initial incentive land railways were only developed for 
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trading purposes and to open up the coal-fields. 
Some tracts of reasonable CrO'tVll Lan,l remained after the i850 I sand 
they were opened up as communications improved and pressure on the existing 
areas increaser. The improvement in communications was first direct~d 
towards the coastal counties. The problem of fording numerous rivers, 
many of which were impassable in the rainy season, effectively isolated 
parts of the coastal belt from Durban. From the 1850's onwards ports were 
developed in Alexandra and later Alfred Counties. The coastal trade 
assisted the settlement of the two counties until the railway was built 
in the decade before Union. In Victoria County trade had to rely upon 
improved fords and bridges until the railway was built to the Tugela in 
1898 J 
It is diffucult to assess the importance of communications upon the 
extension of settlement. The road network ~proved throughout the 
colonia1 period and was extended as settlement took place. The network 
itself appears to have had comparatively little influence upon settlement, 
apart from some of the initial Voortrekker farms. The railways, which 
were of such importance in the opening of much ~f Australia and the United 
States, were constructed in nearly all cases through occupied land. In 
these states the colonization movement followed the railway. 
it was the other way around. 
4. 8. 3. Size of Holdings 
In Natal 
Tvo main trends occurred in Natal before Union. The first was 
the gradual reduction on the size of holdings through subdivision and 
partition, and the other was the amalgamation of the small plots of the 
18l~9-51 settlement schemes. The average and median size of holdings in 
Natal thus showed several developments in the period under consideration 
(Table 132). 
There were a number of factors which influenced amalgamation and 
subdivision in the period. They depended entirely upon individual 
decisions and opportunities. It is not possible to state hard and fast 
economic or social laws as the individual's decision on the dispersal of 
his land frequentlY.7did not obey any laws. There were however guides to 











AVERAGE AND MEDIAN SIZES OF FARHS IN NATAL 
1860-1910 
Average Upper Quartile Hedian 
1963 3300 370 
1868 2900 310 
1948 2750 510 
1762 2500 720 
1643 2250 900 








The main influences leading to subdivision were the Afrikaner 
inheritance laws, the growth of to~ms and the introduction of new economic 
activities. The partition of properties on the death of the proprietor 
in Afrikaans-speaking areas had a profound effect upon the interior 
munties of Natal where most Afrikaners lived. The influence of the 
partition laws only became appatent from the 1890's onwards, as pressure 
on available land increased. In the period before the exhaustion of 
free land, the heirs to farms could move elsewhere; after its exhaustion 
the existing farms were partitioned leading to smaller holdings. As a 
result the number of large farms (over 10,000 acres) rapidly declined 
from the 1890's onwards. 
The gowth of towns also led to subdivision. The majority of .the 
towns of Natal were granted substantial townlands which proved adequate 
for urban expansion for the whole of the period before Union. However, 
Durban and Pietermaritzburg had spread beyond their town1ands by 1910. 
The Durban Townlands were totally inadequate and by the mid 1850's 
parcels of neighbouring farms were being sold for suburban lots. The 
built up area of Durban had extended to a number of neighbouring farms 
by 1910. Pietermaritzburg was more adequately provided for and suburban 
extension was slight in comparison. 
The change of use to which ~he land "l1aS put was frequently of 
significance over a longer period. The change was often not i.mIr..6diate1y 
reflected in the subdivision of land, but an intensification of use did . 
lJIean that a living could be. made from a smaller area than before. A 
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change of activity occurred in t~'10 ways. The first was the planned 
introduction of agricultural settlers onte land which had previously 
supported only pastoral farming. This development was encouraged by 
the Government and by private promoters. In all the planned settlement 
from 1850 onwards the object was to settle more colonists on smaller 
farms. Frequently 'the Govenmnent or private promoters, particularly the 
Natal Land and Colonizatinn Company, divided the land in to very small 
lots. Planned subdivision for closer agricultural settlement is a theme 
which has influenced Natal profoundly, but it was not adopted on the scale 
of the Australian colonies, as a result of land tenure problems. In 
addition ~o the planned introduction of agriculture, the introduction of 
new methods and crops to existing farms enabled subdivisions to succeed 
when they were made, and consequently led to a grddual reduction in the 
size of holding over a longer period of time. 
Against the overall tender..cy to subdivide holdings there were 
several influences leading to amalgamation and the emergence of larger 
holdings, including the amalgamation of uneconomic holdings and the 
amassing of land by speCUlators and land companies. Allied ~o the last 
was the acquiscion of estates by the produce companies. 
The amalgamation of uneconomic holdings was a major feature of the 
development of Natal in the period before Union. The settlement schemes 
of 1850 envisaged close agricultural settlement on small farms. The 
farms were unrealistic and uneconomic. In the 60 years after 1850 a 
gradual rationalisation of the areas covered by the schemes was effected, 
resulting in appreciably larger farms. The contrast between the settle-
ment schemes and the remainder of the Colony which was so marked in the 
B50's was gradually reduced as the size of holdings in the schemes increased. 
The contrast was not eliminated by 1910, however, and the process appeared 
likely to continue for some time. Other forms of amalgamation of 
uneconomic holdings occurred afte~ excessive subdivision as the result 
either of partition on death or of later planned settlements. In both 
cases the amalgamation aimed at recreating larger units which had been 
diSrupted. 
The amalgamation of farms as a result of speculative activity. was 
34.6 
also an important feature of the period before 1880. Speculators were 
able to purchase considerable numbers of farms and frequently a speculator 
or land company purchased farms adjacent to one another. As a result 
the land holding unit was increased in size. In some cases holdings 
of over 40,000 acres resulted. The period before 1880 was one of low 
land values and consequently extensive properties could be amassed at 
romparatively little cost. The same period witnessed the development 
of a number of very large farms (over 10,000 acres) in the interior of 
the Colony. They were built up by cattle farmers who acquired extensive 
runs for their animals. 
In the ~eriod after 1890 the produce companies emerged. The 
companies represented a major change in the agricultural activity of Natal 
in applying external capltal to agriculture, rather than to land trading. 
The companies, particularly those engaged in sugar farming possessed 
suffich.nt funds to purchase ex':ensive blocks of land; frequently reversing 
the trend towatds division. The expansion of the produce companies was 
a permanent feature which was to develop in the years after Union. 
The tendencies to subdivision and amalgamation were frequently complex 
but they operated to varying degrees throughout the period under consider-
ation. It was not possible to state that farms became smaller as the 
median size of holdings rose, nor that they became large as the average 
size fell. 
Two major trcUlls uere discernible. The first was the general 
reduction of the number of small holdings on the settlement schemes of 
1850. The number of small holdings (under 50 acres) declined from 27 
per cent of all holdings in 1860 to 13 per cent in 1900, rising only to 
14 per cent in 1910. The contrast between the settlement schemes and 
the surrounding areas was reduced. 
The second was the decrease in the size of holdings adjacent to the 
towns and on the coast. The tendency had by 1910 led to th~ re'versa1 
of the situation in 1850 that many of the larger farms were situated close 
to the towns and farm sizes tended to decrease with distance from them. 
In this way it could be said that Natal slowly adjusted itself to Von 
Thunen! s ideas on farm sizes (Chisholm p4(,) The adjustment was slo\,1 and 
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numerous exceptions to the stated generalisation could be quoted. 
The size distribution of farms is of significance owing to the 
degree of change which took place in the period under review (Table 133). 
The emergence of a large number of medium sized farms (501 - 2000 acres) 
by 1910 was partly the result of Government polky and the result of the 
process of subdivision and amalgamation related to individual decisions. 
TABLE 133 
SIZE OF FAID-iS IN NATAL, 1860-1910 
Year 6 - 100 101 - 500 501 - 2000 2001 - 5000 Over 5000 acres 
1860 855 329 288 436 347 
1870 908 479 442 520 342 
11380 761 542 556 513 345 
1890 817 728 935 697 328 
1900 848 812 1490 866 310 
1910 1042 1033 1994 983 226 
4. 8. 4. Class of ownership 
The study haG been concerned with the rural areas outside the 
designated Native Locations and l1ission Reserves. These lands were 
primari:i}l" 'occupied by individual Europeans. However, considerable 
acreages were, at various times in the possession of private speculators, 
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Most of the alienated or allotted land outside the Native Locations 
and }1ission Reserves was always held by Europeans on individual tenure, 
348 
but on occasion the proportion 80 "eld fell to below three-quarters. In 
., 
the following discussion the dom\ance of individual own.er occupier tenure 
must not be overlooked. 
The land specuators, operating either as individuals or as 
syndicates, purchased considerable tracts of land in the first few years 
of the Colony's existence. The land speculator was a feature of all 
contemporary colonizations and there is little reason to suppose that 
Natal suffered any more than the western Unite( States or some of the 
Australian colonies. Speculative activity was however assisted by two 
factors. The first was the political situation and the second the land 
tenure system. 
The political situation in Natal was such that many of the early 
settlers ~ished to leave the Colony. To do so they were willing to sell 
their farms at very low prices. Many farms were abandoned altogether. 
In the political climate cf the middle and late 1840's land could be 
purchased inexpensively and considerable numbers of farms were sold to 
speculators. The land tenure system assisted speculators as extensive 
areas had been granted or allocated on quit rent tenure. Quit rent 
tenure, as has already baen stated, was secure providing the rent was 
paid. The grantee of a quit rent grant had few initial expenses to pay 
and consequently the cash value of the grant was low. Consequently the 
grantee was willing to accept a low price if he desired to sell the 
property. Even the fines imposed upon non-occupation under the 1857 
regulations governing quit rent grants did not deter speculators. Low 
prices were possible and speculators were willing to invest moderate sums 
of money in land in the hope of substantial returns at a later date. 
In Natal, in common with the experience of the United States and 
the Australian colonies, the land speculator was an early feature of 
development. The mare s~phisticated land company superseded the private 
speculator as the Colony developed. The prosperous years of the early 
1860's ~~ra ciarked by the formation.of numerous land companies. The 
holdings of private speculators were pooled in the hope of selling land 
more readily if a commercial concern were founded. The resources of the 
land companies were often far greater than those of the individual 
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speculators and consequently it was the land companies which benefited 
from the economic crisis of 1866-67. Tte land and finance companies 
were inevitably ephemeral land owners. Their objective was to sell 
land at a profit. Consequently as land prices rose their holdings 
dwindled into insignificance. In 1910 they were in the last stages of 
disposing of their rural lands. The major company was the Natal Land 
and Colonization Company, which is the subject of a separate study in 
Appendix II. 
Late in the colonial period a new trend became discernible. It 
't~s the emergence of the produce companies, which exploited the land for 
crops and minerals. The development of these companies gained impetus 
in the 1890's and was a major feature of the ~mmediate pre-Union period. 
The trend was to continue to the present day. Tne produce company, as 
in the case· nf the land company, represented a greater organisation of 
capita] than was usually possible by individual land owners. The amount 
of capital usually allowed improvements to be effected more rapidly than 
on private f~~s and consequently they tended to dominate the production 
of specialised crops. The first was the organisation of the sugar 
industry. TI1e control of mills assisted the companies and the dependence 
of the remainder of the industry upon the milling companies was accentuated 
throughout the last twenty years of the Colonial period and afterwards. 
Wattle growing was beginning to be organised on similar lines in 1910 
but it had not progressed very far. Coal mining was the only other 
industry to affect the land ovmership pattel~. The influence of the 
industry was highly localised and more complex than in the case of the 
other produce companies. 
The produce companies possessed only a comparatively small proportion 
of the land area of Natal oy 1910. The significance of the companies 
lay in the example: .they set and their influence on future· developments 
in the industries concerned. Thp. parallel with private speculators and 
land companies could be raised to indicate the general trend towards .. " 
company ownership. However the trend, although present, was alien to 
the custom of the colonists. Companies were often resisted as being 
impersonal and politically undesirable owing 'to the reduction of the 
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European population on company owned land. Produce companies were, 
therefore, unlikely to obtain as much land as the speculators had done 
in the middle of the nineteenth century. 
Missions and non-Europeans greatly increased their land holdings in 
the period before Union. The proportion of land so held increased at 
the expense of the Europeans. Hissionary Societies purchased extensive 
areas for Native settlement in the European zones. The effect was to 
break up the blocks of European land. Purchases by non-Europeans had a 
similar effect. The Churches were well endowed and from the start 
possessed large land holdings, although the scene of their activity 
changed from the large mission stations to the purchasing of land already 
occupied by them. Native land holdings were slight until the mid 1G70's. 
They received no grants before the 1870's. However, in the period 1881-
1885 considerable areas were purchased by Natives, and a high rate of 
purchase continued until the late 1890's. However, after about 1904 
the rate of purchase was more than balanced by the rate of sales, so that 
the peak of the Native-o,qued land acreages had already been passed by 
Union. The trend, if allowed to continue, might have led to the virtual 
removal of all Natives outs~de the Locations and Reserves. The Indians, 
in contrast, were increasing the rate of purchase before Union, after a 
v6.:y:~slow rate of progress, due to their marked concentration on the coast 
lands, where land conunanded high prices, which was beyond the reach of 
most of them. The increasing properity of the Indian community resulted 
in its ability to compete more successfully with Europeans for land. 
The rate of Indian purchases increased markedly just before Union, but the 
major Indian purchases tOQk place after 1910. 
4. 8. 5. Land Values 
The ruling price of land in the Colony had a marked effect upon 
land policy and ownership patterns. The general trend throughout the 
period was for prices to rise, but for there to be fluctuations related 
to the economic cris~s which the Colony had to contend with. This is 
illustrated by Table 135. 
The discussion of land values is complex and several unknown factors 
are involved. Basically land has little value except when it is used. 
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TABLE 135 
LAND PRICES IN NATAL, 1860-1910 
Percentage of Area sold at Price per Acre 
Under 
Year Is. 
Is. to 2s. to 4s. to lOs. to £1 to £2 to 
ls.lld 3s.l1d 9s.lld 19s.l1d 39s~11d 99s.1ld 
£5 to flO & 
199s.11d over 
1860 52 28 10 8 2 
1870 ?:.9 30 41 6 2 2 
1880 1 12 48 31 5 1 
1890 22 56 18 3 1 
1900 4 43 35 12 2 4 
1910 1 23 57 15 3 L 
Figures rounded to nearest ~lhole number. 
Consequently land prices tended to reflect the value placed upon it by the 
purchaser. In the period before about 1875 the value ascribed to grazing 
bnd was low. Before that date it seems doubtful if more than a few grazing 
areas were sold at more than 4s; an acre. In the formative years of the 
Colony under Is. per acre was common for grazing land. The reason for the 
low prices was the lack of improvements made to the grasings. Most 
grazing areas were unimproved veld. In additlon land had no scarcity value. 
New land could be obtained at low prices so that scarcity was not a factor 
in raising land values. 
The Government laid down a minimum price for the purchase of Crown 
Land. In the period before 1830 the minirr.um was 4s. an acre and after 1880 
it was lOs, an.acre. The Government minimum price had a profound effect 
upon the sp~ead of settlement. In the period before land was considered 
to .be scarce the Government price was regarded as too high and consequently 
settlement spread slowly. Once the scarcity and potential use values of 
land exceeded the Governmennt mimimum the alienation of land was rapid. 
Thus land prices to a large extent controlled the extent of the Colony. As 
such it conformed to the basic Wakefieldian theory. 
The rise in prices also reflected the valve of improvements which had 
been effected. Improvements such as houses, crops and trees were included 
in the prices paid for the land, They indicated a more intensive use of 
the land and as such the advance of the economy of the Colony. Improvements 
were usually most substantial in the areas adjacent to the cities as suburban 
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expansion took place. Rural improvements were slower in implementation. 
Land values for rural lan.d in theO:::olony were at first fairly 
uniform but local differences in price levels became more apparent as 
agricultural development took place on the coastal belt and land prices 
there rose more r"tlpidly than lu the interior. 
The rise in the value of rural land in the Colonial period was 
probably more rapid than ~t any time between Union and 194sl 
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CONCLUSION 
This study of land settlement in Natal has attempted to analyse 
the various influences which have affected the changing pattern of 
European land holdings within the Colony. The pattern is of 
considerable complexity as a result in part of 10ca1 physical 
characteristics, but to a far greater extent to the changing colonial 
land policies, the economic pressures affecting Natal and to the 
inheritance laws of the Colony. In this respect the colonial period may 
be considered as a distinct and separate phase in the development of 
Natal. It was in the colonial period, while Government policies were 
controlled by the Imperial and Colonial Governments, that the basic farm 
pattern was laid out~ The otiginrt1 farm pattern still has an important 
influence upon the Province. It is also necessary to examine the 
place of the study in the body of knowledge on land settlement and 
suggest some of the avenues of investigation wh·~ch are open. 
Two aspects of the findings need to be examined, and some 
reflection upon them in the light of conditions nearly sixty years after 
.the end of the colonial period is necessary. The first is the tracing 
of the ~ttempts at colonization by a poorly developed British possession, 
in a period of massive British emigration. The second is the study of 
the rural landscape and its spatial organisation into units of ownership, 
and the implications of the pattern which developed. 
The original farm pattern of Natal was laid out before 1910. 
Since that date there have been new grants and new areas opened up but 
on a comparati~ely small scale compared with that experienced in the' 
colonial period. The object of alienating land was to attract settlers. 
In this respect it would appear that a considerable extent of land was 
alienated for a small return (Table 136). 
In 1859 there were 11,580 Europeans in Natal, of whom only 8000 
were se~led in the rural areas. This compares with 5:0 million acres 
of land either alienated or allotted, or approximately 1 person per 600 
acres. Possibly the experience of Natal was one of the least successful 
of all nineteenth-century settlements. It rivalled that of Western 
Australia where some 1.2 million acres had been allocated for 5000 
* The pattern although originating in the Republic period was laid out 
formally in the colonial period. 
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TABLE 136 
PROGRESS OF POPULATION GROHTH & lAND ALIENATION 
IN NATAL, 1846-1909 
Year European Approximate Area Area 
Population Rural alienated alienated 
European (millions per 
Population of acres) European 
(acres) 
1846 3,000 2,500 2.3 770 
1852 7,629 4,000 3.4 450 
1859 11,580 8,000 5.0 l~30 
1870 17 ,737 14,000 5.1 290 
1880 22,654 16,000 5.5 240 
1888 35,933 17,500 6.4 180 
1900 64,951* 24,000 7.6 120 
1909 83,141 38,000 8.0 100 
Table excludes Zulularid, Vryheld arid Utrecht. 














settlers. The impact of the failure of the Swan River Settlement 
(Western Australia) had prompted the Imperial Government to re-e~{amine its 
colonial land poliCies. The failure of the Natal settlement was ignored. 
Natal was virtually forgotten after 1858 as a reception area for colonists, 
a fact which had the most important repercussions on the racial composition 
of the country. The Europeans are still more heayily outnumbered by other 
races in Natal than elsewhere in South Africa. 
After 1859 the population grew mainly as a result of natural 
increase assisted periodiet.lly b~ immigration. In 1880 the European 
population W3S on1~;22,654 of whom 8500 lived in the towns. In the 
period between 1859 and 1880 a further 470,000 acres had been alienated 
or allott(;.d, with the result that the ratio of rural population to farm 
land was increasing with 1 person per 400 acres. By 1909 the European 
population had grown to 83,141 of whom some ~O,OOo lived in the rural 
areas on eight million acres of land. The ratio then stood at 1 person 
per 2al0 acres. In 51 years there had thus been a considerable increase 
in the ratio of men to land. There were still comparatively few rural 
settlers,when comparison is made with ottLr areas settled at the same 
period. 
The causes of the initial disastrous start to the settlement of 
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Natal ~re to be found in the land laws. The granting on secure quit rent 
tenure of 3.3 million acres of some of th~ best land in. Natal to pastoral 
farmers was a mistake £::00, which the Colony never recovered. The changes 
in Government regulations on land alienated underwent several extreme 
changes with extensive grants on two occasions and for the remainder of 
the colonial period a rigid policy of sales at ~tices often in excess of 
the value of the land was adopted. The initial large grants retarded 
agricultural and ~conomic progress as the pastoral farmers could bot be 
replaced by agriculturists. The ~all grants of the 1850 settlement 
schemes were too small for agricultural development in a country which 
lacked the amenities necessary for progress. The experiments were 
wast'3ful. High density settlement schemes only became possible with 
improvements in technology. Natal developed later than its contemporary 
colonies of settl~ment as a result of the unsuccessful start to 
coloniz'ltion. The effects were still clearly visible at the time of 
Union in the low state of agric"lturel development. Speculation upon 
improvements which could have been made and the effects on land settlement 
are interesting but not profitable. 
The pattern of farms is reflected in the ru~al landscape. The 
first evidence of settlement was the farmstead. In this r~spect the 
abandonment of much of rural Natal in the period from 1845 Lo 1868 meant 
that much of Natal was devoid of European habitations even though the 
land was registered in the hands of the Europeans. The isolat~ farm-
stead represented the Trekker concept of settlement. The settlement 
schemes of 18/,,9 to 1851 inttloduced another. Thio was the rural village 
where the settlers lived together while they worked their scattered plots. 
Eight such villages were established but only two survive today. Later 
attBmpts at agricultural villages were similarly unsuccessful. The 
isolated farmstead was an element of the landscape, which no looking back 
to Mediaeval Britain could overcome. 
The isolated nature of the farmsteads presented many problems of 
administration, including the provision of schools, churches and services. 
Much of Natal before the advent of the motor car was comparatively 
isolated trom Pietermaritzburg to Durban. This was due to a lack of 
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railways. Low density settlement did not warrant the construction of 
railways and as a result the' .network, when constructed, was designed to 
meet the needs of the transit trade and mining. The close railway 
network of the cereal growing lands of the Americas and Australia did 
not materialise in Natal. The forces for change in the Colony and 
Province 't-lere as a result comparatively weak. 
The dispersed nature of the settlement and the large size of farms 
resulted in long farm boundaries. Often these were ten or more miles 
in length per farm. The problems in such a situation were considerable. 
At first pat~ols had to be ridden. The construction of wooden fences 
was beyond the capabilities of the early settlers. Thus, the result of 
this was a further restriction of the ploughed area as livestock could 
wander where they wished. By comparison the pioneer in the United 
States had usually only one mile boundary which could be easily fenced. 
The introduction of barben wire in the 1880's enabled the long farm 
boundaries of Natal to be fenced, but often inadequately and incompletely. 
The original boundaries themselves ~re still noticeable features in 
the landscape, presenting a picture of straight lines cDossing valleys 
and mountains. The network of boundaries, although consisting of straight 
lines, was not regular. No orientation or grid is discernible. Certain 
major relief features emerge as foci of several boundary lines but other-
wise the picture is confused. The confusion is the result of decisions 
and surveys made in the colonial period. The ignoring of a systematic 
survey was in itself a highly important act in determining the appearance 
of the 1andsce.pe. Owing to the cost of subdivisiona1 survey the original 
grant boundary lines have shown a remarkable degree of persistence and 
remain a dominant feature of the landscape to the present day. In a 
sample study of boundary lines in portions of Umvoti and Victoria Counties 
65 per cent and 76 per cent respectively of the original survey lines 
were still in use.* Other counties probably exibit conditions which 
arc similar. 
* In 1964 a survey of property boundaries ~n 150 square miles of Umvoti 
County and 90 square miles of Victoria County was conducted (Christonher 
The results showed a high degree of retention of old survey linas. • 




























The boundaries were also of significance for administration purposes. 
Those of the original counties were made to coincide with the farm 
bounda.ries with only a few exceptions. The use of grant boundary lines 
has continued to the present day in determining the boundaries of the 
magisterial districts. The expansion of the towns, in particular Durban, 
however, ha~ tended to lead to the abandonment of original grant boundaries 
in favour of subdivisional lines. Although due emphasis must be placed 
upon the features related to the boondaries of the grants, it is also 
necessary to state what they do not show. Unlike many of the new settle-
ment areas, the original farm survey lines do not coincide with roads or 
railways. This was due to the clause in the original grants which allowed 
the passage of travellers across farms rather than around them. Roads 
could be built across farms without compensation and the law allowed 
property lines to be completely ignored. The rural road and railway 
pattern therefore bore no relationship to survey lines. This is in 
marked contrast to the urban road network and to the situation in many 
parts of the world surveyed systematically. As a result there is little 
to be seen of the original grant boundaries in the two major urban areas 
of Durbar. and Pietermaritzburg, which have sprawled beyond their origin~.l 
limits. 
7he pattern of ownership has assumed importance with the gradual 
introduction of zoning of land ownership on a racial basis through the 
Group Areas Act of 1950. With few exceptions land in the European areas 
could, in the colonial period, be purchased by non-European~. This right 
lvas exercised over considerab Ie areas. However Native ownership was 
frozen in 1913 and Indian ownership was frozen finally in 1946. The main 
areas of Native ownership are those which they acquired in the colonial 
period. In this respect Government land policy was important for 
determining where Natives could purchgse Crown Lands. Of equal 
importance was the willingness of various landowners to sell land to 
Natives. In general individual. Europeans were highly reluctant to sell 
land to Natives but companies were not. Hence a study of some of the 
settlement schemes of the Natal Land and Colonization Company is rewarding 
in trying to explain the distribution of Native-owned land and helps to 
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account for its extremely discontinuous nature. Many d£ the trends 
towards land ownershi.p by mining, timber and sugar companies emerged :J.n the 
colonial period. Others which were equally important did not appear 
until later. In this respect the decline in the number of European 
holdings was a feature which could not have been foreseen, as the 
number of European holdings had been increasing at an ever increasing 
rate before Union. The closer settlement movement appeared to be likety 
to allow the trend to continue for many years. By 1910 the Indians had 
acquired only a comparatively small portion of the holdings they possess 
today, but the trend tOWErds a greater Indian-owned area was clearly 
visible. 
This study, it is hoped, will have assisted in the comprehension 
of the layout and functioning of rural Natal. The basic problems associatl 
with land ownership in the Province are to a large extent derived from 
colonial problems and det-ision£. The imprint of the system of land 
allocation and subdivision is an essential part of the study of any 
rural landscape, and with a greater understanding of the system and its 
evolution a greater understanding of the landscape itself is possible. 
It is also hoped that the study will have aided in the comprehension of 
colonization in the South African context. 
The study of land settlement in Natal during the colonial period 
faced a number of problems. 
I 
The most important was the lack of a number 
of important pieces of information. Records have been destroyed and 
others are difficult to find. Many of the problems related to the 
material are discussed in Appendix III. Statistical information on the 
agricultural and pastoral development of the Colony is inadequate for any 
analysis relating production to farm sizes. Because of the discrepancie: 
in the statistical information a valuable study is not possible. The 
thousands of decisions affecting the distribution and redistribution 
of land in the colonial era are inadequat.ely described or explained in 
contemporary literature. Hotives were Often conflicting, with the 
result that the study must be incomplete as it is impossible to establish 
with absolute certainty the true reasons for the acquisition and disposal 
of land. Ideas on land changed throughout the colonial period and 
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colonial attitudes were very different from those of today. An enquiry 
into colonial ideas regarding land settle~ent presents a line of enquiry 
which would be most rewarding. 
Several avenues of research open up i.n the fields covered by the 
st1.ldy. It would appear at present that there is still not enough known 
to start elaborating a basic framework dealing with land settlement. The 
nineteenth-century Eur()pean colonizations of mid-latitude lands have many 
features in common, but information upon them needs to be systemati~A 
so that a synthesis can be made. The main outlines can already be dis-
cerned but it requires a considerable amount of additional research to 
provide a sufficient background to the synthesLs. The subject is of 
profound importance and an understanding of colonization processesfu still 
relevant today. 
The study opens up the subject of the settlement of southern Africa 
by the Europeans after 1652. No specific study of settlement in southern 
Africa has been undertaken. Reference is frequently made to a variety 
of factors affecting settlement but the statements usually lack concrete 
facts with the result that the interpretation presented is open to 
question. Land settlement was basic to the development of South Africa 
until industra1ization,and a greater understanding of it would be an 
advantage to understanding the country. 
misconceptions. 
It might also eradicate some 
The social aspects of colonization have been emphasised and the 
environmental factors have been ignored to a larger extent. It is a 
feature of most studies of this nature that the~hysica1 environment has 
less significance than is frequently attached to it. However the perception 
of the environment by travellers and colonists is an aspect which would 
repay study. Men's conception of the environment has always been far 
more important than the truth. In addition it must be recognised that 
the enviro~ent has changed as a result of bad grazing and cultivation 
practices. The physical environment both in thought and fact is not 
static and due allowance must be made for it. 
In any historical study there is always the question of what 
happened afterwards. The continuation of the study of land settlement 
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in Natal would be of considerable interest and value to an underst.anding 
of the present situation in rural Natal. Studies either on a Provincial 
or. ~ounty basis would be of great interest. Features which were only 
emerging in 1910 became major problems in later years. Racial zoning 
and uneconomic holdings are but two probte~s which are receiving 
Government attention at the preseht time.* The problems could be 
studied from their origins to the present date and possibly pointers to 
solutions could be found. Aspects such as the rise in Land values or 
the relationship betwven farming activity and farm size could be profitably 
studied. 
It must be remembered that all the prospects for research suggested 
cannot be studied in isolation. Other countries had problems similar 
to South Africa and solutions either successful 0r unsuccessful have been 
attempted in them. An awareness of developments in the rest of the. world 
is vital to an understanGing of the processes of land settlement. 
* A study of the pattern of Indian land ownership na the Natal north 
coast (Victoria County) and the implications of this to the economy is 




THE NORTHERN DISTRICTS OF NATAL 
AI.I. ~!oduction 
In 1902 the Colony of Natal annexed a portion of the former South 
African Republic. The area incorporated included the districts.of 
Utrecht and Vryheid and a portion of Wakkerstroom. The districts 
were incorporated to provide a shorter bound&ry "7ith the Trans'\laal and 
to include the valuable mineral deposits of the Utrecht and Vryheid areas. 
The Utrecht and lvakkerstroom districts had a distinctly different history 
and development from that of Vryheid. It is proposed to briefly outline 
the development of these districts and the progress in land allocation 
during the pre-annexation period. Colonial control over these areas 
lasted only eight years (1902-1910) and consequently the impact of 
colonial policies upon them was minimal. The northern districts of Natal 
were subject to the land policies and laws of the Afrikaners and as such 
their developoent was very different from that of the Colony. Land 
settlement was conducted in a similar way to that of the Republic of 
Natalia. Pu't of the interest in Utrecht and Vryheid lies in the specula-
tion as to the development of Natal if the Republic of Natalia had 
survived and British control had not been extended over Natal. 
AI. 2 History of Utrecht and Hakkerstroom (Fig. 55). 
The districts of Utrecht and T,Jakkerstroom were not occupied by the 
Trekkers until after the British annexation of Natal and the ending of 
the Klip River Rebellion. In 1848 a group of farmers from the Klip 
River Distrtct crossed the Buffalo River into~the Utrecht area. The 
land was, in the main, devoid of Zulu inhabitants and it was claimed as 
I 
suitable area for farming. HO\vever, the number of settlers was small, 
and o\ving to doubts abqut the boundary of Zululand little was accomplished 
until 1854~ In that year an agreement was reached "7ith Panda, King of 
the Zulu, over spheres of influence. The agreement gave most of the 
southern and western parts of Utrecht to the Trekkers and confirmed that 
Wakkerstroom lay beyond the area of Zul~ interest. 
In 1854 the inhabitants of the District of Lydenburg requested 
that they be allowed to obtain farms at Wakkerstroom. The Volksraad in 
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farms falling into the area annexed by Natal were smaller than those 
prevailing in much of the Transvaal. T,e situation of the Utrecht 
district appears to have remained almost anarchic until the district 
joined the Republic of Lydenburg in May 1858 and the South African 
Republic in November 1859. There appears to have been no administrative 
machinery in ,the period before 1859, and 8 great deal of instability in 
ownership can be discerned. Land claims were dealt with in the period 
1859-1861 in a generous manner. 
The history of the years from 1860 onwards was one of gradual 
encroachment by the farmers upon Zulu lands. In 1860 Cetwayo, Panda's 
son, agreed to give the farmers extra lands in return for assistance. 
In April 1861 by the Treaty of Waaihoek, Cetwayo agreed to a new boundary, 
which was drawn from the junction of the Buffalo and Blood Rivers to the 
junction of the Pongola and Biavane Rivers. This gave the area of the 
headw~ ,ters of the Hhite t;mfo10~i to the Transvaal. Cetwayo agreed to 
this cession in exchange for animals and the recognition that he would be 
Panda's heir. The agreement was repudiated by the Zulus as it involved 
the cession of a large area of land which it was claimed Cetwayo had no 
right to alienate. 
The Utrechters began to move into this new area, but it was found 
that there were not enough settlers to colonize it effectively. Lack 
of colonists and continued uncertainity as to the status of the new aree 
resulted in only temporary occupations of the new lands until the 1870's. 
The status of the disputed area was not off~lly determined until 1879, 
resulting in nearly 20 years of uncertainity. In 1861 Cetwayo repudiated 
the agreement and in 1862 the Zulus re-occupied the land and the 'fer',.1ers 
in the border areas had to abandon their farms. 
In 1864 Panda agreed to the cession but stipulated that the Zulus 
were to be allowed to remain on the , land until it was required by the 
South African Republic for settlement purposes. However, in 1866 Panda 
again reclaimed pa~t of the terti tory and in 1869 repudiated the whole 
agreement. Attempts at arbitration were long drawn out and even after 
1870 when a special commission was established little was done. Wars, 
both civil and against the SwaZi, occupied the attention of the Zulus. 
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In this period the farmers went ahead preparing the land betl-1Cen the 
Blood River and the line of 1861 for settlement. Slowly colonists 
arrived and by 1877 much of the area was occupied by a series of large 
farms. Often they exceeded 3000 morgen in extent. 
In April 1877 Great Britain annexed the Transvaal. The border 
dispute between the South Afrlcan Ropublic and Zululand now became a 
matter of direct concern to the Imperial Government. A conunission of 
enquiry investigated the problem and on the 11th December, 1878 it made 
its findings known. The Transvaal bO'~tldary was to be placed along the 
Blood and Biavane Rivers leaving a large tract of territory occupied by . 
colonists withi.n Zululand. The farmers were not, however, to be 
dispossessed but were to receive: .licences for their grazing. In this 
manner all Deeds of Grant of the South African kepublic beyond the new 
line became invalid. 
The new arrangement would have been highly favourable to the 
Zulus, as it is doubtful whether many of the Boers would have been content 
to remain under Zulu so{reignty ",ith only grazing licences issued by the 
British, instead of farm grants. However, the decision was not put into 
practice as on the same day an ultimatum was issued by the British 
Government dp.manding the reorganisation of Zululand, in particular the 
disbanding of the Zulu army, which was felt to be a potential threat to 
British supcemacy. The Zulu lvar of 1879 resulted in the complete defee.t 
and destruction of the Zulu Kingdom. The army was disbanded and the 
country divided into 13 small states, only one of which, the Reserve, in 
the south was placed under British protection. The remainder squabbled 
amongst themselves and without any central authority the country fell 
into chaos. The return of Cetwayo from exile in 1883 and his subsequent 
death did little to pacify the country. 
AI. 3. Fpunda.tion of the New ReEublic (Fig. 56) 
The Boers who had fled from the border areas, when the Zul~ War 
broke out, returned and once more started marking off their farms. It 
was assumed that the war had invalidated the 1878 al'lard. However, the 
Transvaal regained its independence on 1881 but these farms were 
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considerable area had been illegally reoccupied by tre Boers and more 
was in the process of being beaconed off. 
The situation in Zulu land deteriorated and in 1884 civil war broke 
out. The Usutu party led by Dinizulu, Cetwayo's heir, realised its 
weakness and sought aid from the Boers at Wakkerstroom. Dinizulu's 
request for aid was favourably received and in April a committee styled 
the "Committee of Dinizu1u's Volunteers" was established. Volunteers 
were invited to join, with the promise that farms would be made available 
to those who assisted the expedition into Zulu1and. Good land was 
becoming scarce in the settled parts of South Africa, and so the invita-
tion was accepted by the land-hungry men from the Transvaal and also 
the Orange Free State and Cape Colony, in the same manner as similar 
circumstances had attracted them to Stella1and and Goshen a couple of 
years before. On the 23rd May, 1884, Dinizu1u signed a treaty wiich in 
• retur~ for aid and recognition as king made .him promise to cede to the 
principal leaders of the Boers a tract of country from the North Western 
part of Zu1uland :bordering on the South African Republic' and as large as 
the beforementioned prilcipa1 leaders may consider necessary for the 
establishment of their own independent sovereign government according 
fa agreement.' The agreement was vague, and there can be little doubt 
that Dinizulu hoped he would not. have to pny w:i.th to.Il '1Il1lch ~ laud. 
On the 10th June, the Usutu party, with the aid of a Boer commando 
of 100 men defeated Dinizulu's rival. About 400 men had ~oined the 
various· Boer commandos. in Zululand at that time. HO't07ever, after the 
\ 
battle, the committee invited land cla~ms and over 800 applications were 
received. This was iit to be excessive, as the land claims of 800 would 
not be met from all the land in Zululand. Accordingly the si~e of farms 
had to be cut to 1700 morgen (4000 acres). Full farms would only be 
issued to those who joined the commando before the 10th June, and those 
who had joined afterwards were cnly to receive half farms. A considerable 
amount of discussion took place on the allocations and their extent. 
On the 5th August, 1884, the New Republic was proclaimed, and a 
start was made on the survey of farms. Inspection teams were appointed 
and each of the teams was to survey strips of farms across Zululand. 
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The first sur',ey wa.s found to have been too generous and the surveyors 
had to cut them down. The method of survey involved the measurement 
of lengths by the time taken to ride along the length, direction by 
compass and right angles by means of a paJ,r of crossed iron bars. 
The results were not accurate. Grants were to have been a standard 
size of 1700 morgen, involving a ride of 40 minutes along each 'side of 
the property. The old method of riding across the property had been 
abandoned in favour of measuring each side in turn. The farms were 
thus approximately rectangular in belts across Zululand. In order to 
fit all the farms in, successive re-determinations of the boundaries of 
the New Republic took place to gain more land. Eventually, by the time 
of the October 1385 determination five sixths of Zululand outside the 
Reserve had been appropriated. 
Vast areas including St. Lucia Bay were included within the 
Repub~ic. The traditional areas of the Zulus were in Boer hands and 
discontent appeared to be leading tQ xenewed \olar. The British authorities 
were mainly concerned over the fate of St. Lucia Bay, which had been 
previously annexed to Britain, but which was now claimed by the Republic. 
The British authorities opened negotiations with the Boers on the basis 
of recognition in return for a reduction in area, mainly the 8urren4ler 
of the port of St. Lucia. 
On the 22nd October, 1886 agreement was reached between the 
Government of the New Republic and the Governor of Natal. The New 
Republic was recognised as an independent state, although it innnediately 
joined the South Africa.n Republic. Tpe boundary of.the Republic was 
drawn in such a way as to exclude St. Lucia and so prevent the division 
of Zu1u1and, which was annexed by Great Britain. The boundary left a 
considerab.;.~· number of farms outside the New Republic and it "TaS further 
agreed that some of these ~rould be allowed in Proviso B, but those 
falling outside Proviso B l>70uld nO't be allol-red. The work of determining 
the boundary was completed in January 1887. 
Under a Proc1a~mation of 21st June 1837 the right of granting land 
was vested in the Governor of Zulu land in those areas falling outside 
the New Repub lic. 
..... In the course of 1886 all the disputed land had been 
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inspected and in 1887-88 grants on quit tenure on the same terms 
as those :i.ssued in the New Republic wera issued. As a result the final 
figures showed that 2,075,570 acres in 543 grants fell w:i.thin the New 
Republic and a further 223;595 acres in 65 grants fell in Proviso B. 
The reiliaining grants fell in Zululand and were disre;arded. On' the 
border, farms lost part of their areas to Zu1uland, in the same way as 
the boundary line between the New Republic and Proviso B cut through a 
number of grants. 
The land area remaining unclaimed in both Proviso B and the New 
Republic, now the District of Vryheid, was small. Only a further 
65,515 acres was alienated in Vryheid in the 10 years before the South 
African War. 
A1.4. Incorporation into Natal. 
The two districts of Utrecht and Vryheid together with a small 
portion of l.Jakkerstroom lrere annexed to Natal (Natal Act 39/1902) on 
the 12th May 1902. These areas were thus brought under Natal's 
control only 8 years before Union, so that the influence of the 
Natal Government was minimal. The development of land ~mership 
units took a very different course in the area North of the Buffalo-
Tugela line, ~n1ere essentially Transvaal thinking was applied, to that 
in Natal where British colonial thinking was dominant for most of the 
period. 
AI.S • . Land GrantB in Wakkerstroom and Utrecht. - ,-
Only the southern portion of Wakkerstroom was annexed to Natal 
in 1902. This amounted to about 180,000 acres of rural land and 
excluded the town, The land grants in Wakkerstroom had been small, 
averaging only 3000 acres (Table 137). 
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TABLE 137 
lAND GRANTS IN WAKKERSTROOH 1856-1880 
Size 1856-1860 1861-1870 1871-1880 Total 
(Acres) No. Area No. Area No. Area No. Area 
Under 1000 3 1,813 3 1,813 
1000-2000 2 3,207 9 14,689 1 1,951 12 19,847 
2001-3000 5 12,449 13 32,424 1 2,711 19 47,584 
3001-/~000 6 21,635 9 30,983 1 3,062 16 55,680 
4001-5000 4 16,641 4 16,641 , 
5001-6000 1 5,600 1 5;270 2 10,870 
6001 ... 7000 2 12,513 2 12,513 
7001-8000 1 7,616 1 7,562 2 15,178 
--
TOTAL 15 50,507 42 121,895 3 7,724 60 180,126 
Wakkerstroom although occupied mostly in the period from 1853 
to 1860, saw most survey activity in the following decade. The 
Wakkerstroom district was to a large extent cushioned from the worst 
effects of the cisturbed state of Zu1uland by the Utrecht District 
and was occupied continuously from its foundation. 
A total of 1,074,936 acres was surveyed in Utrecht for farms 
in the period before annexation. Although the area \ITas first occupied 
in 1850, it was not until 1859 that the first inspections took place, 
and 1867 when the first officially surveyed grants ~1ere issued. 
There was a lack of surveyors, and it would appear that most of the 
farms surveyed up to 1880 were occupied for considerable periods 
beforehand, and those surveyed by 1870 had probably been in semi-
continuous occupation since 1850. Host of Utrecht was occupied by 
1880, a total of 949,005 acres. Survey was similar to that of 
Natal prior to British annexation, and fqllowed the practice of the 
Transvaal, although grants appear to have been smaller than those in 
the centre and north of the Transvaal (Table 138). 
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TABLE 138 
UTRECHT GRANTS ISSUED IN PERIOD 1867-1880 
Area 1867-1870 1871-1880 Tot.a1 
(Acres) No. Area No. Area No. Area 
· , 1 
Under 1000 1 916 1 916 
1000-2000 4 6,062 1 1,192 5 7',254 
2001-3000 3 7,577 2 5,285 5 12,862 
3001-4000 10 35,684 1 3,402 11 39,086 
4001-5000 20 92,472 5 22,959 25 115,431 
5001-6000 26 143,722 9 49,016 " '.~ .35 192,738 
6001-7000 23 147,570 5 33,251 28 180,821 
7001-8000 11 81,757 3 22,694 14 104,451 
8001-9000 7 58,826 8 67,803 15 126,629 
9001-10000 5 46,919 2 18,522 7 65,441 
10000-11000 3 30,955 5 51,292 8 82,247 
11000-12000 1 11,129 1 11,129 
TOTAL 113 662,673 42 276,332 155 949,005 
The average size, 6123 acres, is somewhat larger than the average 
for the Natal Voortrekker grants, (5615 acres) but smaller than the 
grants in Klip River County, (6832 acres). The range of grants however 
shows no dominant size. Half lie between 4001 and 7000 acres, but 
there was no marked concentration as there was in Natal at the 6000 
acre mark. The majority of grants were below the official tolerance of 
3750 morgen of the South African Republic. Unlike the lands of 
Northern Natal, very few of the farms became the property of speculators 
or land companies after grant, and most appear to have been occupied, 
although there is no proof that this was so. A great deal of sub-
division occurred and comparatively little amalgamation, due to the 
system of inheritance within the South African Republic which followed 
Roman-Dutch la.w. 
A portion of the Utrecht District, to the north however, had 
not been occupied by 1880. This was due to the Zulu m.enace and to 
the high numbers of Zulus living in the area. In the period from 
the South African Republic's regaining Independence in 1881 to the out-
break of the South African War in 1899, a further 85 grants were surveyed 
in this area to the east of the new town of Pau1pietersburg~ However, 
these only covered 131,048 acres resulting in an average size of 1542 acres ' 
The scheme was not completely successful. In 1889, 12 farms were still 
unoocupied and a further 5 were owned by the Nederdu1txe Hervormde Kerk, 
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the State church. Thus only 103,892 acres were in private ownership, 
and the 68 farms were occupied by only 42 persons~ 
In the remainder of Utrecht District in period from 1881 to 1899 
there were only four new grants 'amounting to 4883 acres. These were areas 
lying between existing grants and consequently there was little significancp. 
in their distribution and they made little difference to the land ownershi.p 
pattern. 
AI. 6. Land grants in Vryheld. 
The area originally occupied and set aside for farms in the New 
Rgpublic amounted to over two and a half million acres. (Table 139). 
Grants of 1700 morgen were available to all who had taken part in the 
Zulu civil war, and many others who arrived after the fighting had 
finished. Over 650 farms were inspected and granted in the period of 
the New Republic's administration. However, not all were allowed to 
remair. within the New Republic r and 102 farms plus portions of about 14 
others were excluded from the Republic. A further 65 farms were included 
in Proviso B of Zululand and titles reissued, but the remainder were 
disallowed and ceased to exist. 
TABLE 139 
LAND OCCUPIED BY THE NEW REPUBLIC, 
1884-1886 
Area (political) 
New Republic - occupied 
New Republic - inspected 
Proviso B - occupied 
Zulu land - disallowed 












* added to which are parts of 12 farms already included in Proviso B but 
whose areas are distributed between Proviso Band Zululand. 
In 1886 the New Republic became the Vryheid District of the South 
African Republic. However, for land gra:"lts, this made little difference 
as the basic layout of the District had been determined in the period 
of Independence. The layout approximated to a grid running diagonally 
across the country_ Nearly all farms were approximately square, with 
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only one neighbour to the north-east and one to the south-west, although 
the pattern was more irregular to the north-west and south-east sides. 
This scheme had the merit of simpl~ survey, and with few of the problems 
associated ~ith the independent surveys in colonial Natal. 
In the period up to 1900 a further 25 farms covering 67,959 acres 
were granted. After 1900 however very few sew grants were issued. " 
there was a general depression in northern Natal and there was as a 
result little inclination to purchase land at the Natal ruling price 
of lOs. per acre, where before annexation the quit rent on farms had 
been at the rate of £1 per 1000 morgen (2117 acres) per annum. There 
was still, however, a considerable supply of land remaining .and aleo 
some land forfeited to the Crown. This the Natal Government hoped 
would be used for closer settlement schemes. The only scheme near 
Vryheid was commenced in 1908 with lots of 500 acres. By the end of 
1910 however a considerable number of those ~ginally planned had been 
occupied. This was one of the few schemes of the Colonial Government 
which was applied to the Northern Districts. It is of interest as a 
cqmparison with the schemes undertaken on a larger scale in the Klip 
River County which it predated by two years. Settlement schemes were 
alien to the Afrikaners mode of thinking. The Colonial Government was 
n 
therefore introducing a major inRvation to the districts. 
\ 
, . 
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APPENDIX 1.1 .• 
THE NATAL Lfu~D AND COLONIZAIrION COMPANY 
The Natal Land and Colonization Company (NLCC) was founded in 
London in 1860 by a group of London finanders and Cape merchants. The 
object of the NLCC was to promote emigration to Natal by using British 
finance to develop the land of Natal. A number of speculators, financier-I; 
and colonists were brought together through the agency of Adolph Coqui v 
It was their intention to sell land to emigrants on reasonable termn and 
so lead to a speedy colonization of Natal which would be to the benefit 
of the NLCC and its members. 
In August 1861 the NLCC was brought into being in Natal with a 
pool of nearly a quarter of a million acres. The interested parties 
took out shares in the NLCC to the value of the land transferred to its 
ownership. The initial optimism of bringing capital and manpower from 
England to the land of Natal proved ~o be no more founded on reality 
than earlier sche.nes had been. Comparatively lictle was accomplished , 
with regard to emigration for several years, It was only in 1865 that ' 
the terms of the colonization plans were published in England, but the 
onset of the major economic depression at the end of the American Civil 
War effectively prevented their implementation. 
The NLCC however, had a major advantage over its rivals in that 
aapital from London continued to flow into Natal and so it was able to 
increase its holdings during the depression. It 'was able to purchase 
land from bankrupts at low rates, and able to purchase interests in and 
finally control over other companies such as the Natal Investment Company 
and the Natal Cotton Plantation Company. Purchases continued until 
1874 at a rate exceeding 10,000 acres a year. ,In 1873 the properties 
of the Cotton Plantation Company passed to the NLCC, which then owned 
nearly two thirds of a million acres. The distribution of this land 
can be gauged from Fig. 45 ani 46., when it is remembered that nearly 
all company owned land was owned by the NLCC. The expansion period of 
the NLCC ended in 1874 and thereafter the holdings decreased in acreage, 
although not in value (Table l~O and Fig. 57). 
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Source: Records of Natal Land and Colonization Company. 
In 1870 the NLCC possessed 469,103 acres. Only 59,902 acres were 
leased, amounting to 12.8 per cent of the holdings. Most of the 
leased acreage was in Weenen and Klip River Counties. Five small 
experimental areas for the cultivation of sugar and other tropical crops 
had been established in the coastal belt. Otherwise the lands of the 
NLCC were completely unused and literally lying waste. In addition 
the 85,490 acres belonging to the Natal Cotton Plantation Company lay 
idle. 
The Deeds Office records for 1870 showed that a total of 506,490 .. 
acres was legally in the possession of the NLCC (Table 141). This was 
markedly different to the total on the NLCC's books. The difference 
between the two sets af figures appear tobe due to the NLCC's practise 
of removing from the ledgers all properties which had been sold, even 
if on credit, and consequently before the deeds were actually transferred. 
Thus the IUfference of nearly 40,000 acres in 1870 represents land which 
was in the process .of being sold but wh:i_ch had not actually been trans-
ferred.* 
* The difference rose to 62,000 acres in 1880, but fell again to 30,000 
acres in 1890, 46,000 acres in 1900 and 43,000 acres in 1910. In 1910 
it would appear that some 20 per cent of the area held by theNLCC 
according to the Deeds Office records was in the process of being sold. 
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LAND OWNED BY THE NATAL LAND ANI) COLONIZATION COMPANY IN 1870, 1880 AND 
1890 
County 1870 1880 1890 Percentage 
t f I 1880/9.9 
Klip River 82,740 86,477 70,317 -19 
Weenen 71,923 97,693 6l} ,385 -34· 
Umvoti 37,201 42,461 27,222 -36 
Pietermaritzburg 250,924 211,451 162,867 -24 
Victoria 41,532 77 ,615 82,182 + 6 
Durban 12,648 17,281 25,693 +47 
Alexandra 10,292 12,677 10,677 -16 
Total 506,890 545,655 433,343 .-19 
Source: Deeds Office records. 
In 1870 the NLCC held nearly half its lands (49.5 per cent) in 
Pietermaritzburg County where there was a marked concentration in the 
Southern area and close to the main lines of communication. The land 
owned by the NLCC was in the terms of its prospectus finer than that 
possessed by the Crown. In this the truth was being told. 
In the 1870's the sales of land were reasonable steady and this 
trend continued until the early 1880's. Sales after 1875 led to a 
dep,btidn of the NLCC' s holdings. The NLCC's system of deferred pay-
chanE 
ment probably induced a number of persons to purchase land from it rather 
than the Government, whi.ch offered infet'ior terms until 1880. In 
addition the quality of the land which the NLCC could offer was far more 
attractive. An elaborate system of assessment and sliding scales for 
both rents and purchase prices was introduced. This meant that the 
price was often high, ranging from lOs. 6d. per acre in the interior 
counties, 22s. 6d. an a~re in the Midlands Lo 60s. an acre in the coastal 
counties. The terms offered included grants of 50 acres to persons 
who undertook to purchase a further 450 acres of land. According to the 
records not one of the intended grants m~terialised and the grant system 
was abandoned in the 1870's. 
Thus, by 1880 the NLCC's holdings had been reduced to 485,700 acres 
from the peak figure of 657,967 acres in 1874 after the take-over of the 
\ 
377 
Natal Cotton Plantation Company. A total of 230,865 acres was leased 
in 77 properties. This amounted to 47.5 per cent of the NLCC's holdings. 
ApproximaUiy another 3000 acres were occupied by the NLCC's 5 experimental 
plantations. .In tht,s way nearly half the company's land was used. 
Most of the leases were for grazing in the interior and Midlands counties, 
B.nd forba.d cultivation. Many were leased to individuals for short 
periods, although some were leased to neighbouring farmers for considerable 
lengths of time. The rentals of the poorer properties had fallen to 
about ld. an acre for half a year's grazing. Compa.ratively few of the 
agricultural lots were taken, as may be seen from the fact)'. that of the 
leases only 9 were for lots under 500 acres while the majority ,_. (39) were 
over 3000 acres in extent. On the remainder of the rural properties 
income was derived from the rents charged on Native huts. In 1880 this 
amounted to almost as much as that derived from European country rents 
and i t was to exceed thet11 until Wtl11 into the twentieth century (Table 
142). An accoupt was kept of each hut and in this way considerable 
-profits were made. The scale of Native rent :co11ection was to result 
in a storm of criticism in the first decade of the present century. 
TABLE 142. 
SOURCES OF INCOME ON LAND 1880-1910 (in £) 
Source 1880 1890 1900 1910 
Town Rents 3,551 4,472 9,306 11,199 
County Rents 3 , lSl 3,380 4,579 3,960 
Native ' Rents 3,139 5,605 6,909 4,973 
Pr~perties sold * 2,779 13,135 26,126 
Source: Records of the Natal Land and Colonization Company. 
* Cannot be calculated. 
The distribution of ·N'LCC properties changed appreciably as a result 
of sales and purchases. Sales had reduced the share held in Pieter-
maritzburg Countytby 1880 to 38.6 per cent. The areas of greatest gain 
were in Durban and Victoria Counties where,~several substantial properties 
had been acquired from v,d.Byl in Durban and the Cotton Plantation 
Company in Victoria County. 
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The NLCC, in addition, attempted to introduce settlers. In 
1875 the Government had investigated thE. NLCC's affair.s and the resulting 
report was highly critical of its attempts to introc.."ce settlers. In 
1876 the NLCC therefore took advantage of the renewed interest in 
immigration and negotiated for the introduction of 40 French families 
to be settled Qn the farm We1tevreden in PietermaritzburgCounty. The 
farm was divided into lots of apprc:mimately 100 acres in extent and 
other improvements were effected. The scheme was unsuccessful as the 
colonists never came to Natal. 
This set-back did not deter the NLCC from initiating several 
schemes so that in the years 1879-1832 eieven properties were divided 
for settlement, and to\-mships were planned for them. In Durban four 
properties were divided and prices of £2 to £10 per acre for the rural 
propert~es were asked. This would have given the NLCC a profit of 500 
per c3nt had they been SJ1d. None of them included townships or commonage~ 
as the inland porperties had. A considerable acreage was prepared in 
this period for the expected increase in immigration as a result of the 
Govp-rnment's new approach to immigration. (Table 143). 
TABLE l43~ 
SETTLEMENTS 1876-1910 
Property Rural No. of Average Area Area Area 
Area lots siz~ of sold sold s!;-ld 
lot 1890 1900 1910 
Dassenhoek 6,186 26 238 849 
We1bedacht 4,754 ]S 136 
Zeekoevallei 2,163 22 ':. 96 495 900 
Zeekoegat 5,912 65 91 5,912 5,912 5,912 
New Howick 15,547 32 486 3,933 7,605 14,155 
Weltevreden 4,620 44 105 580 2,677 
Sterkspriut 4,400 45 97 647 647 1,340 
Manderston 757 39 9 757 757 757 
Johnston 4,589 52 88 34 794 
Frere 4,203 122 35 18 1,048 3,234 
Dansekraal 1,925 35 23 216 216 544 
Total 55,056 617 89 11,483 17,344 30,368 
Source: Records of the Nate1 Land and Colonization Company. 
The expected influx of settlers, however, did not materialise and 
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most of the schemes proved to be unsuccessful. By 1890 there had not 
been a single sale on five tIf the schemes. Only two can be regarded as 
successful, (New Howick and Nanderstcn) The New Howick scheme was laid 
out with large lots and many purchasers were able to acquire more than 
one lot. In 1900 only 7 o~mers were in posoession of the 20 lots sold, 
while in 1910 nine owned land only on the estate and 3 others possessed 
land outside the estate as well as within it. The average size of the 
farms located within the settlement area in 1910 was 1387 acres which 
was nearly three times the average size of the surveyed lots, inqicating 
;hat the original lots were inadequate. The Handerston scheme was the 
most successful. The small portion of the farm which the NLCC acquired 
was sold to resident Native squatters at reasonable prices which they 
could pay. 
The other schemes suffered either from inaccessibility and high 
prices or inadequately sized plots. The various schemes laid out in 
the Durban County proved unattractive, due in part to the high prices 
charged. Prices at Dassenhoekvaried from £2 16s. to £3 per acre, while 
the Welbedacht prices ranged from £3 to £5 per acre. Even when the 
prices were reduced By .10s. an acre for a short period, there was still 
no purchaser. The NLCC found it easier to sell Zeekoegat as a single 
, ., 
~ ... property rather than wait for purchasers for each of the individual lots. 
The various efforts to develop their properties did little to 
r ' 
improve the NLCC's relations with the public and the Government. The 
amounts received from Native rents led to the a~cusation that the company 
'. '" was "Kaffir farming". ' Certainly the normal rent of £2 per hut brought 
in greater profits than could be obtained from leasing the land to 
. , ~ Europeans. In the years following the end of the South African War the , 
Government found its resources strained, especially as it had envisaged 
a considera~_ scheme of land settlement. The taxation of absentee 
landlords proved to be an irresistible way of easing the financial 
position. The Income and Land Tax Acts of 1908, was formulated to solve 
the financial crisis and abolish the land companies. 
The Act provided for a series of taxes to be levied on income. 
Rebates were not allowed for companies, while the company's expenses in 
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England could not be deducted from the ProUts in Natal. 
provided: 
The Acts 
1. An ordinary land tax of ~d. in the Pound on the unimproved value of ( 
the land was imposed. A rebate of £2000 in value 107as allowed to 
owners who beneficially occupied their lands l but this reduction 
was not to apply to companies. In addition land owned by a 
European was not considered to be beneficially occupied if occupied 
solely by Natives or Indians unless it was unsuitable for European 
occupation. 
2. In addition, two special land taxes were to be levied: the first 
being three times the normal rate where lands were not beneficially 
occupied and the second being four times the normal rate and payable 
in addition to either the ordinary or speci~l tax pa~able by 
resident owners, was to be paid by absentees. None of the 
deductions was to apply to absentees. 
3. A company was defined to be an absentee unless it had its head and 
principal offices in Natal for at least t~ro years. 
These regulations were specifically designed to operate against the 
NLCC. The rest of the reguLt.tions were reasonable: and suggestions for 
taxes on absentees had bean proposed before, but the Imperial Government 
had always disapproved. The NLCC found that in 1909 it had to pay £5059 
of which £2731 represented the absentee tax. The NLCC, through its 
influence in London, was able to exert pressure on the Government to 
repeal the Act. The improved financial situation in Natal, enabled the 
Government to repeal the tax without appearing to give away to the pressure. 
The NLCC's directors had become thoroughly alarmed and it was decided to 
concentrate on urban properties to a greater degree. In about 1900 the 
potential of the urban properties had been realised and attempts were now 
made to liquidate the rural lands. After the Government's hostility in 
the tax laws, the NLCC decided to sell some of its extensive properties, 
for which no purchaser was likely, to the Government. The Government 
agreed to pa~ a fair price, lower than that claimed by the NLCC. In 1910 
therefore the NLCC's land sales amounted to 47,991 acres, providing the 
Government with SOme extensive areas for its settlement schemes in the 
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south of Pietermaritzburg County and smaller areas in other parts of the 
Colony. 
The history of the NLCC in the 20 years before Union was one of 
continual reduction in area through sales. The sales particularly 
affected Ueenen and Pietennaritzburg Counties where the percentage of 
NLCC lands fell steadily, (Table 144). Some measure of the decline 
may be gained from the NLCC's records which show a fall from 413,446 
acres in 1890 to 169,704 acres in 1910. However, the average estimated 
value of land rose appreciably in that time from 17s. 6d. an acre in 
1890 to 41s. in 1910, as a result the value of the lands which were held 
by the NLCC only decreased from £361,920 in 1890 to £347,590 in 1910. 
The value in 1909, before the large sales to the Government, actually 
exceeded the 1390 value. In part this reflected the concentration in 
urban and semi-urban properties in Durban and surrounding areas. 
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The percentage of the NLCC's lands held in the coastal counties 
rose from 12.7 per oent in 1870 to 33.9 per cent in 1910. The coastal 
holdings actually increased in extent during this period by 8202 acres 
- an increase of 13 per cent. At the same time the area held in the' 
interior counties declined by 301,826 acres or 68 per cent. 
The NLCC's activities in several field had important results on 
the settlement of Natal. 
considerable acreages. 
In the first place it effectively 'locked up' 
Much of the NLCC's land was waste and unused, 
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and as such constituted a negative influence upon adjacent farms o The 
NLCC was able to wait for its valuation of the land to be paid and it 
was unaffected by crises and personal events with the result that it 
remained a major land owner until the present century. It is difficult 
to assess the ~egative influence on the development of areas of. southern 
Pietermaritzburg County and the area between Tongast and Stanger in 
Victoria County. It appears to have been highly significant as in both 
cases development ,~s late and the block of waste land constituted a 
'dead' area over which colonists had to pass to reach newly allocated 
Crown Land. It is probab19 that these areas would have been developed 
far more rapidly if the NLCC had not possessed them. 
The NLCC also was willing to sell or rent land to Non-Europeans. 
This distinguished it from many companies and individuals in Natal. The 
Native and Indian squatters wers left on land which the NLCC purchased 
and the rents derived from them was an important source of income. In 
some cases the squatters proved capable of purchasing the land. The 
NLCC was willing to sel1 to anyone and consequently many of the irregularly 
shaped non-European areas in Natal, north of the Umkomaas River were the 
result of its sales policy. The problems which have resulted from the 
sales to non-Europeans have been considerable and haveprewented the 
Government with major areas which have had to be reorganised. 
The NLCC was not entirely a negative factor in the development of 
Natal. It introduced much needed capital and technical knowledge t;j the 
Colony. Its experiments with the promotion of agriculture on the coast 
of Natal, particularly, need to be remembered favourably. The NLCC 
was a representative of a development which occurred in most of the 
contemporary colonizations and it was probably more benevolent that many. 
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APPENDIX l.n. 
THE SOURCES OF INFORHATrON 
The basic information on the origin and development of land grants 
and their subdivisions is housed in the Su~or'general's Office in 
Pietermaritzburg. This office was established in 1845 and, with- a felY' 
exceptions, it contains all the plans and documents relating to the 
survey and subdivision of land in the Colony of Natal from that year. 
One of the basic principles of Xhe granting of land in Natal was that before 
any land could be alienated from the Crown it had to be surveyed by a 
Government land surveyor or a recognised land surveyor. . It is only since 
1927 that strict regulations have governed surveyors in South Africa with 
the result that the accuracy and standards of many of the early surveys 
left much to be desired, and has meant that rectifications have been 
necessary to a number of the early grant diagrams. The surveyor, in 
fixing the boundaries of the various grants, had to fix the points 
between which the boundary lay. In general the straight line boundary 
was adopted in Natal, with its ends fixed by marked beacons which were 
capable of redetermination if destroyed. Cadastral surveying in Natal 
is, therefore, basically the determination of the position of these 
boundary beacons and the establishment of the area contained within the 
figure produced by joining them up. Streams have, in a few cases, been 
selected as boundaries and the regulations drawn up in the 1850's 
specified that under certain circumstances they should be used. In the 
main, though, their use has not been frequent owing to the higher costs 
of survey_ 
When the surveyor had completed his survey he had to submit it to 
the Surveyor GenEral',s Office. It l.mS the duty of this office to check 
all the working of the land surveyor, and the diagr~~s of the plots 
submitted. It was only "'hen the diagrrun had',bean framed and approved 
that the land could be legally diRposed of. Similarly portions of a 
grant had to be surveyed and their area ascertained before they could be 
sold in parts other than the whole of the original grant. A11 these 
diagrams had similarly to be approved by checking in the Surveyor General's 
Office. Thus each parcel of land hasa\diagram which indicates its name, 
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number or n~e of its subdivision, if it is one, the boundaries of all 
subdivisions which have been subtracted from it, the area of the parcel, 
the date of survey and the name of the surveyor. These diagrams are 
then filed in order of grant number with each subdivision following in 
sequence, for example, the original grant diagram and any diagrams of 
the remainder at a later date, followed by diagrams of subdivision A, 
subdivisions 1 of A, 2 of A, 3 of A etc., and then the numerical subdivi-
sions. Surveyed Crown Lands are filed separately where the land hS6 only 
beensubject to lease and has not been alienated, unless a Certificate of 
of Crown Title has been issued, in which case it is regarded as a Crown 
Grant to the Crown. 
For purely administrative purposes the Colony was divided into 
Counties. These had no independent functions a9 did the Provinces of 
New Zealand from 1856 to 1876. The original counties in 1845 were 
Klip River, Weenen, Pietermaritzburg and Umvoti in the interior, with 
Victoria and Durban on the coast~ At first Victoria waS regarded as 
part of Durban. In. addition the two Divisions of Upper and Lower 
Umkomanzi were established to deal with the land to the south of the 
Umkomaas River. Upper Umkomanzi was remamed" . .Alexandra County. In 
1865, upon the annexation of lands to the south of the Umzimkulu River, 
a further county, Alfred, was added making a total of eight. 
This study also includes the three remaining counties of Zu1u1amd 
annexed to Natal in 1897, and Utrecht and Vryheid .annexed from the 
Transvall in 1902. These three counties have had completely different 
land settlements. Zu1u1and was opened up after the Zululand Lands 
Delimitations Commission of 1902-1904 had partitioned the coun~ry, and 
the White areas had been thrown open to controlled deve1op-ment under a 
series of settlement schemes, which are stil1 in operation in the 
northern part of the County. The County of Utrecht had been opened up 
as part of the South African Republic (Transvaal) in the '1850's and 
1860's., with a farm pattern ~unlike that laid out by the Voortrekkers 
in Natal in the period 1838-1842. The County of Vryheid had originally 
been the New Republic in the period 1884-1885. This Republic had been 
carved out of Zulu land and farms had been laid out of approximately 2500 
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to 3500 acres. It had subsequently been incorporated into the South 
African Republic in 1885. In both Utrecht and Vryheid most of the area 
had been laid out at once in farms of fairly uniform size, and without 
any areas set aside for Natives. As a result the land policies pursued 
d. 
in these counties weremark~ly different from those in operation in the 
Briti~h Colony Of Nata1~ 
Once the diagrams have been framed to the satisfaction of the 
Surveyor General and the purchaser has either paid the purchase price or 
has, under a particular set of regulations become entitled to possess the 
farm, a title deed is drawn up. This title deed cedes, with certain 
reservations, the land contained within the diagram, specifying the area 
appearing, but qualified with the words 'more or less' and releasing the 
Crown from the liability of having to rectify any omission. Copies of 
the Deeds wtte lept in the Deeds Office in Cape Town, \lnt'il t\l(. Natal Office was 
established in 1846. The early Deeds were compiled in the Deeds Office 
in Cape Town, but these only referred to urban properties. All rural 
property deeds have been drawn up in Pietermaritzburg. All title to 
land in Natal, south and east of the Buffalo and Tugela Rivers, is based 
on a Crown Grant from 1846 to 1961, or a grant in the name of the State 
President of the Republic of South Africa since 1961. Title Deeds dating 
from: the period of the Republic of Natal, 1838-1842/5 have no validity. 
The Ttle Deed specifies the area and the name of the farm, and the 
original diagram is attached to it. The Deed describes farm boundaries 
and gives ks neighbours on each side. It also lays down the conditions 
under which the land is granted, under what tenure and with the servitudes 
that may be necessary, and to whom it is granted. The list of conditions 
has increased substantially &'ince the early grants were framed in the 1840's • . 
It is interesting and somewhat confusing to note that one farm may 
have more than one acceptable name for purposes of recording in the Deeds, 
Most of the first names given to farms were either in High Dutch or 
Afrikaans, and as a result a number became known by English names after 
the abandonment or sale of the farms to English-speaking immigrants. 
Thus farms such as *Welverdien' became 'Edendale' (Pietermaritzburg 
County), or 'Jammer Fontein' became 'Se1bourne' (Weenen County)~ This 
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renaming was reflected in the Deeds issued, and in some cases the two 
names survived side by side, as for example in references to 'Saunders 
Kraal' or 'Bellair'. Both names continued in use through the nineteenth 
century. A more common source of renaming has been where, the farm 
received a Lot number. Thus farms such as Victoria County Lot 126 
received the name 'Umvoti View' and many others dropped the Lot number 
and received new names. In some cases, as for example Victoria County 
Lot 31, two names, Marydale and Blyth Park were used until the first 
was abandoned. In title deeds and deeds of transfer, reference is 
frequentlu made to both the Lot and the name of the farm, to remove any 
doubt as to the piece of land referred to. This renaming has bean most 
common in the case of lands granted under quit rent tenure in the last 
century, or on freeholds issued up to 1880. Since 1880 a largenumber 
of farms with County Lot names have been issued, and only a small proportion 
have been renamed. In Pietertnaritzburg County most lots' .surveyed between 
1880 and 1889 received County numbers prefi~ed by the letter 5, and 
since 1889 prefixed by the letters F.P., these two lettering systems 
coinciding with the conditions or purchase over 10 years in the case of 
IS' lot~ and 20 years in the case of 'F.P.' lots. Lot numbers were 
used in great profusion in areas which were surveyed some time before 
sale, or where settlement schemes were laid out, and frequently these 
were changed once the land had been bought. There was, however, no 
systematic numbering system as in the United States of America or in 
Canada. The Transvaal adopted a numbering system for all farms around 
a town or in a partinular district, and grants were issued in numerical 
order for each farm in the District. 
The renaming must not be confused with the case of names given to 
the farms personally by their owners, and refers to the ownership unit 
and not the cadastral unit. I This i& a very common practice, and it 
accounts for why all the Lot numbers have not been changed and why some 
particularly fanciful names have survived. The farm 'Sutherland's 
Bungle' is such a case. 
In addition, each grant is given a number. For example, the 
farm 'Welverdienst' No. 775 is given the number to distinguish it from 
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any other 'We1verdienst'.· The name is not sufficient to identify a 
farm as certain names appear frequently, even within the same County, 
and it is necessary not to have any possibility of confusion, The 
numbers however, were not used on the diagrams or in land transactions 
until the third decade of the present century, so that descriptions of 
the farm based on its neighbours, to whom it was granted, and when, were 
used. This was cumbersome and it appears possible that the numbering 
system may date from a later period. The lack of reference to the 
number on the original deed is evidence for this, suggesting that at 
some time in the present century all the deeds were marked in pencil 
with the grant number for ease of reference. If the numbers were 
available from the beginning, it seems odd that they were not used for 
reference purposes, making identification of farms much easier. 
Additional evidence for later numbering can be found on the first series 
of 1 iv.ch to 1 mile cadastral pl.!lns compiled in 1911 which indicate the 
farm name but not the number, while the second set compiled in 1931 do 
show the number as well. 
The title deeds and all relevant documents are stored in bound 
volumes which are arranged in numerical order in one of the strong rooms. 
Many of these deeds are now in a bad state of repair. The quit rent 
deeds and early freehold deeds were printed on paper, which over the 
period of time, were folded or used so frequently that the corners have 
become frayed, and some are on the verge of disintegration. Most of 
the later nineteenth century and early twentieth century grants were 
printed or written on parchment which has stood up to rough treatment far 
better, although paper came back into use for grants issued under the 
various post-Union Land Settlement Acts. 
The Deed is registered and an entry is made, noting the particulars 
of the transaction. Each p~rcel of land is given its own page in a 
loose leaf register, and on it is entered the name of the farm, the 
portion, area, date of transfer to ownership, or grant, and whether any 
portions of that parcel have been transferred to other ownership. When 
a transfer of ownership takes place, a Deed of Transfer is drawn up 
giving the details of the transaction, and if a new subdivision is 
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Each involved, the Surveyor Gen~ral's approved diagram must be attached. 
Deed of Transfer is given a number arranged by year. The transfer is 
then entered into the register, and if n ne"1 subdivision is involved, n 
note is made on the parent page in the register that a portion has been 
deducted, and a n~v page for each new subdivision is started, upon which 
the details of the transfer, date, area, number, vendor and purchaser are 
entered. The principle of one page per parcel of land enables the 
records to be kept constantly up to d,!lte efficiently and speedily. All 
land not registered in the Deeds Office is automatically State or Crown 
Land. The registers are kept by the County and Grant number. Through 
the years, and with successive rewritings the order has been disturbed, 
necessitating a series of index books to find the right register for the 
particular farm, Occasionally the index system is not complete where 
farms have been regrauted either on conversion to a different form of 
tenure of after forfeiture to tI-.e Crown. The present loose-leaf volumes 
containing the entries for the ownership of individual parcels of land 
is ,:10 innovation of the last thirty years. Up to the 1930's ownership 
was recorded in bound volumes Mith one page per farm or origi~al grant 
in the case of the sma11.subdivisions of the Byrne settlements. These 
volumes, however, proved to be inadequate for the task, as the rate of 
subdivision increased rapidly after 1920 and it was decided to transfer 
all the entries to new loose-leaf volumes. The old volumes are now housed 
in a storeroom in the basement of the Deeds Office, but they lack an index 
system, although in most cases the individual farms can be found through 
a reference to the old volume, in the new one. This, hO't'1ever I only 
repeats the information in the loose-leaf volumes and reference to titles 
not shown in the new volumes cannot be traced. 
Until the passing of the Native Land Act (Act 27 of 1913) and the 
Asiatic Land Tenure and Representatio~ Act (Act 28 of 1946) both Bantu 
and Indians were allowed tq purchase land freely whereever they wished 
outside the Native reserves. In the l8BO's large tracts of unappropriated 
Crown Land werestil1 in the occupation of native squatters, and many of 
them tried to purchose extensive tracts - the maximum allowed of 2,000 
acres on the easy terms allOl-led with credit over 11 period of ten, and 
:.':.: 
389 
later twenty years. Although the would-be purchasers had usually managed 
to save the initial payment, many were unable to complete their purchase. 
As a result the Government gave them credit for the money they had paid 
and ilsued a grant for a portion of the whole according to the amount 
paid. This had the result of producing a scatter of non-European farms 
in the southern part of Natal, and also to the emergence of new subdivisions 
of farms, where the remainder was included in later grants. 
In tracing ownership it was decided that no useful purpose would be 
gained by studying the division of non-European land ownership (Coloureds 
are regarded .!lS Whites for this study). The Bantu purchased or claimed 
extensive areas, but the single mame usually given by the pu~chaser, and 
the 'X' m'lde for his mark, present serious problems of identification 
without delving into the correspondence of the Native Affairs Commissioner. 
In addition purchase was frequently delayed, and no notice was taken of the 
purchaser or the land".'s unofficial division mnongst his heirs. As a 
result m,'lny of the purchases ~lere not completed until the 1930' s when the 
Government was investigating the actual amount of land held by the Bantu 
outside the native reserves. Even today in the records the ownership of 
some Bantu-owned farms has not changed for 60 or 70 years due to the 
failure of the owner's fnmily to notify the authorities of his death. 
Hm"ever, with the policy of removing "black spots" from white areas, this 
problem has become a thing of the past. 
The Indians present another unusual problem. The number of Crown 
Grants to ex-indentured labourers is small, amounting to no more than 
1100 acres in all. The Indians, however, were in a position from the 
1870's to purchase land on the open market. They managed to acquire 
slowly a number of plots in the coastal belt and a few inland, but never 
any really extensive tracts. The Indian custom is to divide ' the land 
amongst all the heirs, or to keep the land as one unit but hold it in 
shares and work the land as Do unit for one large joint family. Thus 
the system of shares has become highly complex as the shares have them-
selves been subdivided, produ~ing a very involved pattern of ownership. 
Difficulty also arises amongst the Hindu population over names. One 
person may have several names which he may use at different seasons 
~ 
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mak;.ng the cor:-elation between the deeds and the f~nn almost impossible. 
In addition, the spelling of Indian nrunes in ·.the latin l1lphabet has 
caused mnny problems to the authorities, and these have not yet been 
sorted out in the Deeds Office. As a result areas owned by Indians have 
been noted, but no detailed study has been made of the pattern of o~mer-
ship within the Indian areas. 
Associated with the Bantu areas are those held by the missionary 
societies and the churches. The Bishop of Natal, as the representative 
of the Established Church of England in the Colony, received an extensive 
grant of land outside Pietermaritzburg where civilised non-Europeans were 
encouraged to live. The Dutch Reformed Church also received a grant, 
but other churches had to purchase land, and thes~ lands ~ere quite 
exten~ive and used almost exclusively in the rural areas as pll1ces for 
the settlement of Bantu. These areas of purchase are in a completely 
different category to the 11issfon Reserves, established in 1856 in portions 
of existing Native reserves for the reception of detribalised Bantu. 
In these cases the Hissionary Socie,ty involved had no right to dispose 
of their lands except in special cases, whereas in private purchases or 
grants they were able to dispose of their land as might any other 
organisation or individual. Certain of the }1ission Reserves were, 
however, granted in private ownership to Bantu who had lost their tribal 
links, particularly in the Umvoti and Umlazi Mission Reserves. Part 
of the Umll1zi Mission Reserve, adjacent to the coast, was later purchased 
for European settlement, but this vms a unique occurrence due to the 
demand for coastal lands. 
Ori~inally the generous provision of townlands for the various 
settlements meant that there was no overlap of town and country. In a 
number of cases, the development of some towns has still not filled up 
the original Townlands. However in the cases of Durb~ and later 
Pietermaritzburg and the South Coast, extensive urban and suburban 
development has taken place beyond the Townlands. In some cases, such 
as Dundee or Ixopo, the town was 111id out on a farm. At first this 
involved the division of ~xisting farms such as Salt River (Pinetown) 
and Wandsbeck (Westville). Such develop-ment. ,'las haph.'1zard and frequently 
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subdivision proceeded more rapidly than survey. Pinetown was l~id out 
without any original mnster pl~, and sev~ral subdivisions although 
appearing in the Salt River Farm Register, were never surveyed and are 
so marked as "never existed, transferred without diagram" even though 
subdivisions of them were later surveyed. The lack of surveyors was 
felt severely in the period up to about 1851/2. This chaotic state of 
affairs was remedied in the present century with the provision of To~~-
ships and Municipalities for the new urban or semi-urban areas. In most 
cases this involved a complete renumbering of the plots in each Township. 
Each plot in a township was numbered in a systematic manner, in numerical 
order. The previous number, which was a Farm number, was thus converted 
into a Township number. In this W3y farms such as Salt River and tvandsbeck 
have disappeared completely from the cadastral map, while portions of other 
farms only have been included in Townships. In IDanycases indexes are 
provided in the new township registers, which are kept separately from 
the f tlrm registers, of the old and new numbers. Frequently the remainder 
of a major farm subdivision has ended as a tOl-mship plot after a considerable 
number of deductions. In order to find the pre-urban ownership, it is 
therefore necessary to find the relevant pages in the township registers. 
Salt River, where the situation was probably the least well ordered, thus 
has not only the Salt River Register, where a number of pages have been 
reooved to the Pinetown Register, but also a Pinetown redundant register 
where parcels no longer needed are filed. A farm such as Wandsbeck has 
been divided between three Townships, and the resulting picture is highly 
complex. 
When the initial farm pattern was laid out in the 1840's :lnd early 
1850's, the Government reserved a number of sites for townships so that 
Colenso, Hooi River and St!lnger were established on sites laid out as a 
result of the deliberations of the Commission established in 1846 "for 
reporting upon the division of Nst~l Territory into separate magistracies 
and the selection of sites of towns". Six were selected, their sites 
depending, upon the "keeping in view the capabilities of the surrounding 
country to some extent for maintaining an agricultural population". 
These Government town sites were insufficient in number, however, and !Ic':lny 
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hi I ftid out l.'n the period 1848-1852 in connection priva.te towns ps ~vere "'" 
with the immigration schemes and a number later on in areas where the 
Government had not anticipated the need for towns. All these had to be 
laid out on fa.rm land and consequently the town lots are subdivisions of 
farms and new registers have had to be started. As these towns, in 
addition, had no to~mlands, each extension has had to be at the expense 
of the surrounding rural lands involving the purchase of new townlands. 
The situation with regard to the township and neighbouring farm registers 
is as a result confused. In the case of Dundee and Richmond, the 
Government later granted some adjoining land as Townlands to their 
Municipalities, which results in a peculiar mixture of land origins in 
the two towns. 
However, under regulations issued from 1869 onwards, Title Deeds 
were not always issued upon the occupation of the farm specified in the 
diagram. Periods of grace during thich payment could be made were given, 
ranging from 5 years in 1869 to 20 years in 1889. In this period the 
land was sold by the Crown on a credit basis, and the Title Deed was 
only issued upon the completion of the payment of the agreed purchase 
price. On occasion this took over 40 .years. In the period during 
which the payment was being made, the land remained Crown Land. As a 
result no entry is found in the Deeds Office regSters until the Grant 
~l'lS made. The records of the payments were kept by the Surveyor General's 
Office, and in some cases these records were later filed with the issued 
Title Deed in the Deeds Office. However the purchase agreement to the 
parcel of land was frequently sold or divided. This resulted in the 
problem that as the parcel of land did not appear in any Deeds Office 
records, all the transactions relating to the parcel of land had to be 
filed with the diagrrun until the Title was issued. As a result all the 
Deeds of Cession relating to the land are filed with the issued Title 
Deed. In addition the parcels were frequently divided, and the new 
subdivisions had to be surveyed and the new diagrams filed with the new 
subdivision until the Title Deed was issued. The remainder of the 
original parcel was then resurveyed before the Title Deed was issued to 
provide a diagram for the Crown Grant. A number of the original parcels 
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of land were divided into as many as six portions before title was 
issued, and these then formed six separtlte Crown Grants issued at 
different times, each having some of the related documents filed with 
it. The new diagr~s were filed in the Surveyor General's Office, and 
the old ones destroyed so that there is no trace of them there. 
In two other significant cases :new diagrams were framed. The 
first case related to railway construction. Unlike roads, the railways, 
in this case the Natal Government Railways, had to purchase land on 
which to build, As a result, in areas where land was being purchased 
and railways were built, the portion needed for the railway was subtracted 
from the diagram and a new diagram of the remainder of the farm framed 
ju~t before the Grant was issued. As a resuit, in the Surveyor General's 
Office areas of Northern Natal appear to have been surveyed at dates far 
later than they actually were. In the second case, large areas were 
surveyed in the south-western part of Pietermaritzburg County in the 
1880's and 1890's for purchase over 20 years. The survey was of a low 
degree of accuracy, and the resulting acreages are in error by a much as 
25 per cent. In the period from 1905, when it was realised that this 
was so, whole blocks of farms were resurveyed, and it is the new survey 
which appears in the Surveyor General's records, not the original ones. 
However, a number of grants had already been issued on the basis of the 
faulty diagrams, and these had to be rectified. Faulty diagrams have 
been a constant source of complaint up to the 1920's, as many of the 
early farms were surveyed in a very rough and ready manner, leaving 
considerable errors '~len resurvey took place. The most common causes 
of error were unstandardised lengths ~or chains and the measuring of 
small base lines leading to small acute angles being meaeured on the 
boundaries, giving poor intersections. 
The faulty diagram could be rectified as a result of Law 39 of 1888. 
Previously resurvey had been by agreement between the parties and by use 
of the Government's clQuse to escape from any defects in the areas 
portrayed. The surveys continued for a long period of time to modify 
and correct exi~ting diagrams J usually when land was subdivided. It is 
interesting to note that a large organisation such as the Natal Land 
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and ColonizatiQn Company lost or gained anything up to 200 acres a year 
in the first decades of the present century as a result of resurvey prior 
to sale. To a smaller extent other t~nd awere ' .suffered the same fate 
without any means of redress if the land was held on quit rent tenure. 
The most serious error in survey occurred in the Klip.River 90unty 
in 1862. The Voortrekker farm 'Rooy Kop' of 8082 acres had been laid 
out in 1852, and on its eastern side the land remained vacant until claimed 
under the regulations of 1857. This farm, under the 1857 regulations, 
'Nooitgedacht t was laid out in 1862 and included a section of the farm 
'Rooy Kop' in extent 617 acres. This mistake was rectified in 1871, and 
the area and rent on 'Nooitgedacht' was red~ced accordingly. This csmld 
only have occurred, however, when the owner of 'Rooy KOp' was absent and 
was not aware of the overlap. 
A common fault in the Voortrekker grant surveys was to layout the 
survey very rapidly and give a value of 6000 acres or some other value 
close to it without careful checking, just as many of the 20 acre plots 
on the 1850 settlement schemes proved on resurvey to range from 17 to 
24 acres. In general, however, the errors were not serious and no trouble 
was experienced as a result of minor errors in farm surveys, compared 
with the effects on town lots where land was much more valuable. As a 
result acreages quoted to the nearest acre need to be reg.iJided·>with caution, 
as it would appear that an error of over two thousand acres occurs on at 
least two of the grants, and several more with errors of over one thousand 
acres. 
Grants of rural properties began in 1847 with the grant of the farm 
'We1verdienst' No. 775 to Andries Pretorius. The earlier numbers were 
given to the town erven in Pietermnritzburg, Durban and Conge11a. The 
early quit rent grants issued under the regulations of 1843, 1848, 1856 
and 1857 had to be registered in the Audit Office, in addldbn to the Deeds 
Office, as it was to the Audit Office that the annual payment had to ~e 
made. Blocks of grant numbers were set aside for these gr t i an s, .e. 
775-1411, 1790-2276, 2361-2435, 2946-2992, 3281-3352 and 4327-4356. All 
other rural numbers refer to gr~nts issued on freehold. All the quit 
rent farms have now been converted tofreehold titles. This was finally 
!.:, 
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completed in 1932 with the Abolition of Quit RentE Act, which provided free-
hold title to all quit rent gr.ants upon the payment of all rents which 
were in arrears in that year. 
However, before this quit rent farms could be con~erted to freehold 
upon payment of all outstanding rents due and the payment of either 15 
or 20 years' rent in advarlce, dependin~ upon the regu.lations governing 
the original grant. When a farm was subdivided the quit rent was 
apportioned between the subdivisions, and it could be redeemed on the 
va~ious portions separately. Before 1859 it had been necessary to pay 
the outstanding quit rent and the purchase price on the whole farm befor e 
it could be subdivided. 
In most cases before 1932 the conversion from quit rent fenure to 
fr.eehold tenure only involved an endorsement of the original grant, and 
a note made against the relevant entry in the Deeds Office noting that 
payment had been made and freehcld title had been issued. This was the 
method adopted in 1932. However, in a number of cases, probably about 
50 in all, completely new freehold titles were issued to the grantees and 
the old quit rent deeds were cancelled. In most cases this was so that 
a new or corrected diagram could be attached to the grant. The result 
was that a farm received a new number and a completely new entry in the 
Deeds Office records, as though it was a new farm grant. The correlation 
between the old and new grants is frequently difficult as the relevant 
dhgrams in the Surveyor General's Office relating to the Quit Rent grant 
are removed, while in the Deeds Office the original title deed to the quit 
rent farm is removed or it is filed with the freehold title. In some cases 
the new freehold title is filed with the old quit rent title deed. In 
these cases, all the transfer deeds are also frequently, but not invariably, 
f5.1p.d with the new deed, and no trace of the original farm is to be 
fou.n.d in the Deeds office IS registers. The result is quite frequently 
cunfusing, and deeds and diagrams in a few cases cannot be found. In 
t hE'. p:r;'operty registers the old quit rent f3rm entries are found on 
different pages to the new fr.eehold grant entries, freque~tly without a 
cross reference to ~he earlier grant. In this case the old grant is no 
lc.nger of any interest legally, as it has bean cancelled, and so it can 
396 -
be ignored while tracing the legal title to the land, as the later free-
hold grant is the origin of the present ~itleo In some cases it would 
appear that the original quit rent farms never received a number~ There 
is eome doubt about this, as the state of some of the diagrams and title 
deeds is such that some information may have bean removed through.wear 
and tear or misplacement in the bound volumes. 
The initial pattern of grants wa s a contradiction of the normally 
accep.ted ideas of farm size. The general expectation, which prevailed 
in other parts of the world, was that the more desirable lands, either 
because of their greater agricultural potenti&l or because of their 
proximity to cities or lines of communication, should be divided in to 
small farms. It is interesting to note that the first grants issued to 
th~ Voortrekkers were nearly all of a size related to cattle farming, 
e,ten those adjacent to Pietermaritzburg. The Voortrekkers had evidently 
thought, quite rightly, that the city of Pietermaritzburg could be 
supported by the produce of its own extensive Townlands. However the 
normal pressures upon land use in areas adjacent to cities made themselves 
felt, with the result that the farms adjacent to Pietermaritzburg and 
Durban particularly were subdivided into smaller units for closer settle-
ment - a process begun in 1850. 
Farm subdivision frequently became a matter of speculation, and 
units of too small a size were occasionally nurveyed. This in turn led 
to the purchase of additional lands by the more pDcsperous farmer. As 
this process progressed the area of one operational farm might include 
subdivisions of several original grants. For the purposes of transfer, 
this was inconvenient and expensive, involving the transfer and entry of 
not on~ unit but several. It became a practice, when this operational 
f arm was to be subdivided, to make a consolidatic,n of the whole. A new 
survey of the portions which were to be consolidated took place, and the 
nQW diagram was framed in the Surveyor General's office. The new diagram 
usually indicated the old units of land with the old names and numbers. 
The new diagram also receives a new name in most cases, although on a few 
occasions the new consoHidated farm has retained the original name and 
. 
number of one of the farms. The consolidation is then registered in the 
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Deeds Office, and now a new number is given to the farm a It should 
be noted that on occasions in the last cp.ntury the new farm had not been 
given a new number. At that time only original Crown Grants were given 
numbers and not consolidationso This naturally led to confusion, and it 
was decided to give numbers to consolidations as well. The new l'!:umbered 
consolidated farm is not a Crown Grant, so that it is not possible to 
obtain any idea of the number of Crown and State grants issued from the 
number of the last diagram framed. The new diagram is filed under its 
new number in the Surveyor General's office, and its subdivisions are 
filed with it in the normal wayo In general, no note is placed on the 
diagrams of the old grants to show that they are obselete, unless the 
whale is included in the consolidation, in which case the diagram is 
withdrawn. In the Deeds Office the old portions of the old farms are 
D."ted in the register as having been incorporated into a new farm, and 
a new page is opened for the new parcel of land. The process of sub-
division then begins again. Some of the original grants have experienhbd 
several consolidations, but this has usually occurred in the areas where 
farm sizes have been subject to considerable changes. Frequently sub-
divisioh has continued with no amalgamation of plots, with the result 
that a number of the original farms may contain several hundred 
subdivisions today. 
In some cases particular parcels of land may have been granted more 
than once by the Crown. This may be due to several reasons. In the 
first case, in the ~ast century many of the quit rent grants were 
confiscated due to the grantees' failure to comply with the terms of the 
grant. This was usually due to non-payment of rent over a long period. 
In addition those quit rent farms regranted in freehold at a later date 
were sometimes the subject of a completely new grant. In addition many 
cf the small parcels of land laid out for the Byrne settlers were not 
occupied, and were later confiscated by the Crown. These were later 
reg~Bnted as fresh freehold titles to others. Thus the farm Dunbar 
Estate (9168 acres) includes 30 grants amounting to 2860 acres, which 
derive their tlt~e not from the original grant of the farm numbered 1478, 
but to the later Crown Grants in the period 1870-1930. However, the 
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new grants are in fact listed In the Deeds Office Registry with the old, 
although the newlltle deeds are not filed with the original deed. 
The second major case of two grants for the same land dates from 
the present century when the Government began purchas~ng large tracts 
of unused land for settlement schemes_ The land, when later sold to 
settlers, W1S issued to them in the form of new Crown Grants, not as a 
series of subdivisions of tho fild farms. This was mainly due to the fact 
that a completely new lay-out was surveyed, and to tenure of the land 
purchases. In most cases it was on quit rent tenure, and so a new grant 
had to be made in any case as the new grant was in freehold. The result 
is that in both these cases the lands are liable to be double counted as 
appearing under two systems of land grants. The double , or occasiona.lly 
treble, gra.nting of land seems to have resulted in considerable eltOrs 
in official bookkeeping. 
The actual figures for the land grants issued is a matter of some 
confusion, as neither the Surveyor General's Office nor the Deeds Office 
keeps totals of grants surveyed or issued, nor of the volume of work 
passing through their hands. Each subdivision or grant is treated indi-
vidua11y, and so for research pvrposes totals have had to be produced by 
investig~ting the origins of all the farms i and then adding the relevant 
portions together. Two registers were kept in the period up to 1905, 
and they are now housed in the South African Archives, Pietermarttzburg 
Depot, but the totals contained within these registers show such dis-
crepancies that they cannot b~ taken as being authoritative. For examp1E'lf 
the lands granted under the terms of the Proclamations of 1843 and 1848 
to the Voortrekkers and to the purchasers of the Voortrekker's farms 
form a distinct base on which to build the framework of farm pattern of 
the Colony. The two registers in the Pietermaritzburg Archives give 
conflicting figures for the area granted under these proclamations: 
Vo1~ S. G. 3/11/24 
Vol. s. G. 3/12/1 
3,378,671 acres 
3,143,049 acres 
These figures compare with the ~igure given in the Report of the Lands 
Commission of 1902 and that produced by working through the records of 
the Surveyor General's Office. 
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Report of the Lands Commission 
of 1902 
Surveyor General's Office records 
3,180,000 acres 
3,313,067 acres 
Similar discrepancies exist in other recordG. For example, the area 
granted under the 1857 Proclamation providi.ng land for a small annual 
quit rent: 
Vol. s. G. 3/11/24 1,511,861 acres 
Vol. s. G. 3/12/1 1,302,026 acres 
Lands Commission of 1902 1,320,000 acres 
Surveyor Generai's Office records 1,496,820 acres 
It would appear from the form of the two registers that Vol. S. G. 
3/11/24 was kept in the Surveyor General's Office, and that Vol. S. G. 
3/l2/1i: was kept in the Deeds Office. As a result the Surveyor GenerAl's 
Office volume may contain the areas of farms which, although surveyed for 
elienation under the terms governing the Voortrekker and 1857 Quit Rent 
grants, were not actually granted until much later. This might be due 
either to the cla::.m.ant leaving the Colony or being unable to substantiate 
hia claim to the farm. On a number of the diagrams of the Voortrekker 
farms, reference is made to the adjacent land as being reserved for the 
farm of a particular person who, in fact, never received the land, and 
the farm was as a result never surveyed. One example ~f this is to be 
found in the area to the south of 'Sterkspruit' adjacent to the main 
Durban to Pietermaritzburg road, which was indended to be laid out as 
farm blocks b~t instead was used in 1850 for a Government settlement 
scheme. 
The registers have to be used, therefore, with caution, and the 
totals and figures shown in this work are taken almost entirely from the 
diagrams and records of the Surveyor General's Office and the Deeds Office, 
rather than from the registers or published accounts, where figures are 
also open to question. 
The figures produced by a careful study of the survey records of 
the Surveyor General's Office and checked against the Deeds Office J reco!.:ds 
show fhat in the area of the old Colony of Natal 'south of the Buffalo . 
and Tugela Rivers, a total of 8,406,128 acres was surveyed for sale grant 
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or lease. Table 145 shows the area apportioned by County and Table 146 
by nature of grant and date of survey. It has been necessary to exclude 
all the special K1ip River and Weenen leases of 1881-1888 as the records 
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SURVEYED AREA OF NATAL BY DATE AND TENURE 
Date and No. of Blots Acreage 
Tenure 
Quit Rent (1843 & 1848) 584 3,313,067 
Quit Rent (1856) 23 58,915 
Quit Rent (1857) 657 1,496,820 
Freehold 1848-1850 63 74,484 
1851-1860 177 133,586 
1861-1870 190 184,781 
1871-1880 345 286,387 
1881-1890 1,238 941,943 
1891-1900 1,496 1,362,492* 
1901-1910 445 340,450 
Since 1910 223 213,203 
























* About 400,000 acres of this tOLa1 were:rurveyed in 1881-1886 for lease-
hold purposes, but resurveyed for freehold in the following decade. 
Figyres for the original surveys are not available. 
Statistics were published in the Natal Blue Books, later the Natal 
Statistical Yearbooks from 1850 onwards. These volumes were published 
r~rr===~~~~==============~----======~-------------
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up to 1909 and contain a chapter giving the are.!l.S of land grants issued 
and the total of land a.lienated. However, the figures contained within 
the published tables a.re not consistent, and 0. complete set of these ' 
bpoks is housed only in the Public Record Office in London. It appears 
that cumulative errors were involved in the compilation of the tables 
until a special enquiry was undertaken in 1900 to correct the errors. 
As a result o'f this f!l'Lrly complete figures were given tn the 1900 
Statistical Year B~k. The degree of correction involved amounted to 
over 700,000 acres shown in a comparison of the figures for 1899 and 1900 
(Table 147), even though the 1900 Year Book states that an additional 
25,865 acres was sold in the year. 
TABLE 147 














The 1900 Statistical Year Book a:so gave a table on the tenures of 
alienated lands throughout Natal in the existing divisions and not by 
Counties. ' According to this table 4,862,294 acres had been granted in 
quit rent under the 1843, 1856, 1848 and 1857 regulations which compares 
with a total of 4,868,802 acres arrived at through working through the 
records of the Surveyor General's Office. The differe.nce of 6508 acres 
can easily be accounted for by the errors in survey corrected by later 
surveys which in some farms showed errors of 10 per cent in the actual 
value. 
However, in the figures for freehold, differences occur mainly as 
a result of the inclusion of leasehold lands and surveyed but-unalienated 
J 
freehold lands together)iu the calculations in this ~ork. In most cases 
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l easehold was converted to an undertaking to purchase freehold at a. later 
date, so that the distinction is a fine one. However, so far as actual 
alienations are concerned, the two sets of fieures correspond quite 
closely, especially when it is remembered that the Statistical Year Book 
figures were compiled at mid-year and the corresponding figures at the 
end of the year. The figures appearing in the 1900 Statistical Year 
Book appear, therefore, to be the most authoritative published, and it 
is surprising that the 1902 Lands Commission appears to have ignored them 
completely. It is possible to obtain a detailed breakdown of the state 
of Natal in 1900 (Table 148). 
TABLE 148 
TENURES OF ALIENATED LAND IN NA'fAL 1900 
Lands Granted in Quit Rent 
Areas stili in Quit Rent for Europeans 
Areas still in Quit Rent occupied by Natives 
Area converted to freehold by Europeans 
Area converted to freehold occupied by Natives 
Area Granted in Freehold 
Area granted in freehold to Europeans 
Area granted in freehold to Natives & Indians 
Lands granted for Missionary purposes 
Lands held in trust for Natives 
Lands purchased on Ten Years System and paid for 
Lands purchased on Ten Years System & n2! paid for 
Lands purchased on Twenty Years Systeml.~ and n2E. 
paid for 
Land!" in the process of Alienation under allotment 
Lands Granted and set apart for towns and villages 
Total 














Additional tables are included in the various Year Books' in the 
1880's to show the areas leased and in the process a alienation, but 
again the information is incomplete. 
Leases, as opposed to Leases with the option of purchase, constitute 
one of the major problems of the study. The Govermment leased land to 
farmers, but the Surveyor GeneralIs Office was under no obligation to 
register the leases in the Deeds Office, so that probably the majority 
were never registered. In order to obtain figures of leases, it has 







Office, in its capacity as the Department of Lands. Pr ior to 1880 it 
would appear that the leases were registered .. There are very few of them · 
in this period, as there was no general provision for them in the general 
land regulations. However, the 1880 land regulations made grazing leases 
of up to 5,000 acres available, and a considerable number were taken 
out ~ounting to 586,365 acres in the years 1882-1885. The records 
of these were kept in· special lease volumes from 1880 onwards until the 
Lands Department was centralised after Union in 1910. The volumes contain 
the names of the farm, area, annual rental and a record of all the 
payments received, tthe Resident Magistrate in each Division acting as 
the actual revenue receiver. This set of volumes is, however, incomplete, 
so that the information must also be incomplete. Furthe~ore diagrams 
were required for each one of the leases. However as the leases ran for 
a period of ten years and were in ganeral not renewed, the area leased 
reverted to the Crown and usually was resur\Teyed into lots for purchase,. 
The old lease diagrams thus became redundant and many have been destroyed 
as pressure from the volume of new diagrams has built up in the 
Surveyor General's Office. Thus in 1890 it has been impossible to 
produce. a complete picture of the grazing leases. Later leases for the 
various settlement schemes in the first decade of the present century 
were kept in separate volumes, which were kept in a fairly complete state 
until the Union Department of Lands tOQk over from the Natal Department. 
The surviving set of volumes on the settlement schemes is far more 
complete than that of the 1880's grazing leases. Special leases in the 
north of Zu1uland were granted for rubber cultivation which appearsto 
have been unsuccessful. No diagrams were made, and the boundaries of 
the concessions appear in purely descriptive terms. 
Private leases could also be registered in the Deeds Office, but 
comparatively few rural leases are to be found. Registration was 
optional and expensive, and appears to h.!lve given no added legal backing 
to the lease. The slight use made of the Deeds Registry for this 
purpose can be seen by the fact that the Natal Land and Colonization 
Comp.!lny, which was the largest lessor of land in the Colony, .with nearly 
a quarter of a million seres leased in 1880, did not register one ~f its 
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leases. The lease volumes and filed leases are thus a comp!3.r.atively 
poor source of information, and conseque"ltly this aspect must remain 
open to considerable domDt as a far greater volume of rural land was in 
all probam1ity leased, but ' this cannot be stated quantitatively, 
Survey and Deeds information on the Counties of Utrecht and Vryheid 
') 
is in a different form to that of the rest of Natal settled under British 
administration. In Utrecht the first stage consisted of inspection 
reports accompanied by pen and ink sketches of the farm with its 
approximate size indicated by length of ride from a central pointID the 
four sides. These records ate kept in Pietermaritzburg in the case of 
Utrecht, but in Pretoria for the reports of the Wakkerstroom District 
which was also annexed to Natal in 1902. Later the areas were surveyed. 
Usually there was a gap of between 5 and 15 years between inspection and 
survey, and after survey a deed of grant was issued and a number given 
to the farm. No notes cf ownership appear, however, before the grant 
attached to the diagram. Subdivisions were made, many of them were 
unsurveyed for a con~iderable length of time up to 1902, due to alack 
of surveyors in the South African Republic. In the period up to 1902, 
quit rents notes and payments were kept in a series of bound volumes in 
Pretoria, and most subdivisions were noted on the original pages for the 
grant. Upon Annexation the volumes were redrawn in Pietermaritzburg, 
and some farms were renumbered, while at a later stage the Wakkerstroom 
grants were int'egrated with the main Utrecht series, as have been the 
Paulpietersburg grants. Details from the bound volumes were later 
transferred into a series of loose-leaf volumes. 
Vryheid also started with its own administration. Grants were 
issued after inspection by the State President of the New Republic, 
Nicholas MeYer. Inspection reports and grants contained pen and ink 
sketches of the farm, showing its neighbours. Regular surveys did 
not take place until after annexation to tHe South African Republic, 
when new grants were made. Each farm was given a number. Al1 Vryheid IS 
farms were then enumerated in order of farm number in a bound volume, 
noting quit rents paid and changes in ownership. All the subdivisions 




inspected by the Ne~1T Republic, including farms in Zultiand and in 
Proviso B of Zululand, which did not finally fall within the jurisdiction 
of the Republic. The Vryheid District was also .:1nnexed to Natal in 
1902, and a new volume W.:1S dr~wn up to note quit rerits and ownership from 
1902 onwards .. Details from these two volumes were l~ter transferred to 
loose leaf volumes. 
In Utrecht and Vryheid diStricts the diagrams and subdivisions are 
all filed separately from the main Natal series. They are filed 
according to number in the two districts, and subdivisions are filed 
separately from the original diagrams, which are considerably larger than 
the Natal standard size. Annexation to N~tal, however, raised two 
major problems, which were not solved in a particularly satisfactory 
manner. In Utrecht and Vryheid consolid.:1tions prior to annexation had 
been given a new number in the Utrecht or Vryheid series, and appeared 
as though it was a new grant, much as present Natal practice does. 
However, after annexation this pr.:1ctice ended, and new consolidations 
and new grants of unalienated state land were given numbers from the 
main Natal series. As a result not all Utrecht and Vryheid diagrams 
are filed under those two headings. After 1902 therefore no new Utrecht 
or Vryheid numbers have been issued. The second problem involved the 
problem of meaRurement. The South African Republic used Cape Measure-
ment based on the morgen, whereas ~atal used the English acre. Upon 
annexation all new surveys were conducted in English measure. It is 
interesting to note that during the first British annexation of the 
Transvaal (1877-1881) surveys showed the areas in both measurements, and 
several Utrecht surveys thus appear in both sets. Thus the difficult 
situation exists of subdivision in acres taken from original grants :l.n 
morgen. This situation proved unllTOrkable, and rather than convert 
everything into acres, it was decided to return to morgen in 1927 for 
the northern districts. Thus all figures in Utrecht and Vryheid have 
either been converted to acres or left in the original morgen. This has 
been 11 source of error, as many of the original gr~nts proved to be 
of very different sizes upon resurvey, nlthough errorv were small compared 
with those of Natal in the 1840's and 1850's. 
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Proviso B of Zu1dand, contained Boer farms in the New Republic 
which were allowed by the British authorities but which were riot to 
be included within the Netl1 Republic. The issuing of grants within 
this .area became the responsibility of the Imperial Government in 1885 0 
The original grants had been similar to those of the New RepubliC, pen 
and ink sketches of the farm together with a deed issued in the name of 
the State President. The Imperial Government, however, issued ne"t11 
~ants, framed in the Zu1u1and Deeds Office in Eshowe. These were 
originally on quit rent tenure, but in the 1890's most were reissued 
in freehold. Diagrams were issued at this stage. Upon the annexation 
of Zululand to Natal in 1897, all these grants and deeds in the 
Zululand Surveyor Gener~l's Office and Deeds Office were transferred to 
Natal, and a block of Natal numbers ~ere later allocated to the Zulu-
land grants. From this time they~re integrated with the main Natal 
records. 
The remaining Boer grants in Zu1uand were disqualified, and they 
remain only as pages in the New Republic volumes. Other grants in 
Zulu1and. made by the ~ings · were in general not recognised by the 
Zulu1and Lands Delimitation Commission of 1902-04, although some appear 
to have been worked for irr.egu1ar periods for some time. No complete 
picture can, however, be gained. 
Figures on agricultural production are contained in the Blue 
Boaks and Statistical Year Books of Natal from 1852 onwnrds, but the 
information is sketchy right through the Colonial period, although 
there is a gradual improvement both in its accuracy and its scope. 
Difficulty was experienced with the non-European returns, which on 
occasion were included with European figures, and at other times 
excluded. Occasionally non-Europeans stock an European farms was 
included wither with European or non-European figures. Usuall¥ no 
indication is given aa to the scope of tbeinformation with the result 
that year to year totals show remarkable variations, and figures for 
stock densities or for proportion of land under crops are impossible. 
to obt.dn. Although there is this general lack of detailed information, 
it is possible to see the trends w~ch were effecting the size of farms 
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in the Colony, especi~lly with reg~rd to stock and crops. 
Allied to this inform~tion are the unofficial publications. Much 
of the literature on Nat!ll in the last century loms of a propaganda 
nature, trying to show the advantages of settling in Natal as opposed to 
any other Colony or State. Much of the writing is of a highly flowery . ! 
nature, and some of it is just unreliable. All tried to illustrate the 
destr!lbility and fertility of the land, the mildness of the climate, 
and the profits which were to be made, and other factors which were likely 
to influence settlers,to go to Natal (see Bibliography). These volumes, 
though, do contain a considerable SJIlount of information upon the 
activities present in the Colony, although the emphasis is placed on 
success rather than failure. 
Most of the private records h~ve been destroyed, but those of the 
largest and most important of the land companies, thaNatal Land and 
Colonization Compf..'lny, still exist. Use has been made of the various 
annual reports, still extant, and the special returns and reports where 
they are available. The Company's correspondence is now housed by the 
Archives in Pietermaritzburg and by the Company which took it over in 
1948. This Company also pl')sge88e,~ SQ[M:! of the records of land trans-
~tions and leases, as well as rent books, but these are not complete. 
Most cf the Company's publications are of a similar nature to the more 
glowing writings of the period extolling the virtues of the land and the 
credit facilities they offered, but amongst them it is possible to find 




In this study, use has been made of much documentary matp.rial in 
the Surveyor General's Office, and the Deeds Office, Pietermaritzburg .. 
The cataloguing of this material has bp.en dealt with at length in 
Appendix III~ Much of official material is listed in the Guide to the 
Official Records of Natal by C de B Webb. It is not proposed to list 
sep~rate1y the various Government publications, which are mentioned in 
this text. 
The official statistics appeared in the Blue Books for the Colony 
of Natal 1850-1892/3 and the Statistical Ye~r Book of the Colony of Natal 
1893/4-1909, published annually in Pietermaritzburg. Those of the Cape 
of Good Hope from 1838 to 1909 were also useful. The Ordinances, Laws 
and Acts of the Colony of Natal were published separately 1845-1910. 
Collections are to be found in several compilations noted by Webb but 
these are incomplete so far as land regulations are concerned. The Laws 
Ordinances and Acts of the Cape of Good Hope were also found to be of 
considerable value. 
The Official Commissions and Reports were also published by the 
Govornment Printer, Pieteirmaritzburg and include an increasing wealth 
of information especially after 1875. 
Some reference was also made to Parliamentary papers for both Natal 
and Great Britain where they impinged upon land question in Natal and 
South Africa. 
The records of the Surveyor General's Office and Deeds Office are 
dispersed' ~t present and may be found in several places in Pietermaritzburg 
and Pretoria. Much of the material is of current use so that most is 
still housed in the Colonial Buildings in Pietermaritzburg. 
Some of the records of the Natal Land and Colonization Company 
are housed in the Natal Archives but the most important are stUI held 
by the successor comp~ny in Durban. 
There follows a bibliography of books and theses which were of 
value. A very comprehensive bibliography ~n most aspects of pre-Union 
Natal is to be found in Brookes and Webb A History of Natal. 
I-
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where it was felt there was the highest degree of promise. The Byrne 
scheme was the most important and occupied almost seventy per cent of the 
area set aside or purchased for the immigration settlement. 
It is notable that the grants of land for the immigration schemes 
mac\e. 
were of considerable size. That"to the Natal Cotton Company exceeded 
22,000 acres, while the various grants to Byrne frequently exceeded 
4,000 .:tcres. Grant sizes remained large, but the plots were small 
(Figs. 26 and 27). Thus on the Byrne schemes 10 original grants were 
divided into over 1,100 portions if the commonages are included. It 
was left to the promoters to survey the immigrants' parcels of land and 
to layout the township. The Government took no part in the actual 
layout of the land with the exception of Sterkspruit. As a result, 
the blocks into which the immigrant holdings were laid out were the 
nearest to a rectangular survey that was adopted in Natal. In general, 
American experience had shown that for small farms the rectangular 
system had the advantages of being easily extendable and verifiable. 
It was therefore ideally suited to the immigrants' needs. 
The average size of a Byrne plot was only 53 acres, while 40 per 
cent of them were only 20 acres in extent. Morewood's plots were on 
average smaller at 31 acres, and also Lidgett's at 37 acres. The 
comparntive success of Boast's scheme at York was due in part to the 
greater average size, 155 acres, and to the fact that adjacent plots 
were given to the same person, effectively reducing the number of 
holdings. 
The. smaller land units characteristic of most schemes proved to 
be particularly unsuccessful. The 20 acre plots intended for single 
immigrants were largely ignored. It was not possible to make a 
living from twenty acres, especially in Pietermaritzburg County. In 
addition it was the single immigrant who was likely to be the least 
stable and least likely to settle. This was borne out when many 
individual settlers left Natal for Australia after the discovery of 
gold there. 
The Beaulieu Estate at Richmond, for example, was divided into 
plots including 105 at 20 acres (over half the total number surveyed). 
Of these only 45 were actually transferred to settlers in the 1850's. 
The situation on the Harmony and Little Harmony Estates was even more 
